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Addendum#1 

January 22, 1999 

To: Commissioners and Interested Persons 

From: Staff- San Diego Office 

Subject: Addendum to Item Th9b, City of San Diego Major LCP Amendment 
#1-988 (Land Development Code) for the Commission Meeting of February 3-5, 
1999 

The following addendum includes Suggested Modifications to the Land Development Manuel. 
These items were omitted from the staff report dated January 14, 1999 due to time constraints 
associated with the mailing deadline. 

Additionally, there is a table of contents for the suggested modifications to the Environmentally 
Sensitive Lands regulations due to the fact that the numbers for those suggested modifications 
were inadvertently cut off in the margins. Staff recommends the numbers be added to aid in 
discussion and comprehension of the staff report. Also, there is a minor correction to the 
wetlands definition. Staff recommends that the previous suggested modification which did not 
allow "man-made" wetlands to be included in the definition within the coastal zone, be eliminated, 
due to the language added in the Biology Guidelines which clarifies the types of wetland areas 
considered to be artificially created. 

In the following suggested modifications, as was done in the staff report, the non-bold strike
out/underline reflects the staff recommendation for the October 1998 report. The bold strike-out 
underline, or both strike-out and underline, reflect the revised staff recommendation for the 
February 1999 report. A staff recommendation was not prepared for the Steep Hillside Guidelines 
in the October report. A staff recommendation for any necessary changes to the Landscape 
Standards is still forthcoming. 

D. SUGGESTED MODIFICATIONS FOR LAND DEVELOPMENT MANUAL 

BIOLOGY GUIDELINES- SUGGESTED MODIFICATIONS 

1. On Page 1, revise the first paragraph as follows: 

These Guidelines have been formulated by the Development Services Department to aid in the 
implementation and interpretation of the Environmentally Sensitive Lands Regulations (ESL), San 
Diego Land Development Code, Chapter 14, Division 1, Section 143.0101 et seq, and the Open 
Space Residential {OR-1-2} Zone, SDLDC, Chapter 13, Division 1, Section 131.0201 et seq. 
Section Ill of these Guidelines, (Biological Impact Analysis and Mitigation Procedures), also serve 
as standards for the determination of impact and mitigation under the California Environmental 
Quality Act (CEQA) and the Coastal Act. Tl19 liRVir:GAFR&Rtally ~9R&iti'l9 L.aRQ& R&SI.IIati9Ri f9r 
tl1& CgastQI Overlay Z9R91 !W9FRFR&AsiR9 witl1 ~&sti9R 143,01491 a~=& appli•abl& tg aRy ;gaatal 
Q&v&l9pFR&Rt pr9p9s&Q witl1iR tl1& Cgaatal 0\'&rlay Z9R9 tl1at ~=&'fl.lir&s a Cga&tal C&v&l9pFR&Rt 
P&rFRit p~o~r&waRt t9 tl1& Calif9rRia C9a&tal A•t gf 1 Q79. 
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These guidelines are the baseline biological standards for processing Neighborhood Development 
Permits1 aA4 Site Development Permits and Coastal Development Permits issued pursuant to the 
ESL. 

2. On Page 2, revise the third complete paragraph as follows: 

liix;apt witl:liR tl:le Cga;tal ~R&1 a Areas that contain wetland vegetation, soils or hydrology 
created by human activities in historically non-wetland areas do not qualify as wetlands under this 
definition." liixilr:Rfill&a are Artificially created "wetlands" consist of the following: wetland 
vegetation growing in brow ditches and similar drainage structures outside of natural drainage 
courses, wastewater treatment ponds, stock watering, desiltation and retention basins, water 
ponding on landfill surfaces, aAQ road ruts created by gf:f rea~ vehicles and artificially irrigated 
areas which would revert to uplands if the irrigation ceased. (sea al;g Cgrp& gf liiRgiRe&r& 
R&gwlatgl¥ Pt:rwgrar:R RagwlatiCiiR& (33 CPR} i&;tigR 3:261.3 (il} (&} fgr additiCiiRai&Xilr:Rpl&&}. [ ... ) 

3. On Page 3, revise Section (B) as follows: 

B. Wetland Buffers. A wetland buffer is an area or feature(s) surrounding an identified wetland 
that helps to protect; the functions and values of the adjacent wetland by reducing physical 
disturbance from noise, activity and domestic animals and provides a transition zone where one 
habitat gracile& phases into another. Uses permitted within wetland buffers are specified In 
Section 143.0130(e). 

4. On Page 4, add the following after the fourth paragraph of Section IIA(1) as follows: 

• 

However, within the Coastal Overlay Zone, both within and outside the MHPA, impacts to 
wetlands~ shall be avoided and only those uses identified in Section 143.0130(d) 143.014& • 
shall be permitted which are limited to aquaculture, nature study projects or similar resource 
dependent uses, wetland restoration projects and incidental public service projects. Such impacts 
to wetlands shall only occur if they are unavoidable, the least environmentally-damaging feasible 
alternative, and adequate mitigation is provided. 

5. On Page 4, the last paragraph of Section IIA(1) shall be revised to include minimum 
wetland buffer width as follows: 

A wetland buffer shall be maintained around all wetlands a& wi:I&R R&Q&&&iiPf aRd as appropriate to 
protect the functions and values of the wetland. [ ... ] Wetland buffers should be provided at a 
minimum 100ft. wide adjacent to all identified wetlands aR~ 50 ft. wi~& a~aQ&Rt tg ripariaR ar&a&, 
The width of the buffer may be either increased or decreased as determined on a case-by-case 
basis, in consultation with the California Department of Fish and Game, the U.S, Fish and 
Wildlife Service and the Army Corps of Engineers, taking into consideration the type and size 
of development, the sensitivity of the wetland resources to detrimental edge effects, natural 
feature such as topography, and the functions and values of the wetland. [ ... ] 

6. On Page 5, revise Section IIA(2) aa feiiQttJa: 

:2. Dev&ICilpr:R&Rt iR tl:l& MloiPA. ~gr parg&l& gyt&id& gf tl:l& Cga&tallCiiR& aRd wt:lelly gr 
jililrtially witl:liA tl:l& MloiPA, a d&'J&I9pr:R&Rt i& lir:Rit&~ tg tR8 ~8V&I9pr:R&Rt area aiiCil'.'f&Q sy 
tl:l& OR 1 :2 iiCiiR&, iii ~8&QRS8~ s&lgw ,&88 i&;tigR ll:li}. [ ... ] 

,:, OR Pas• 1, reviae the last paragraph as follows: 

Proposed development must be sited on the least sensitive areas and only encroach into more 
sensitive areas in order to achieve the allowable development area. Within the Coastal Overlay 
Zone, specific discretionary encroachment limitations into &&R&itiva steep hillsides containing 
sensitive biological resources are established in Section 143.0142(a)(4) 143,014& of the ESL. • 
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• which shall supercede the allowable development area permitted pursuant to the OR-1-2 
zone. 

• 

• 

8. On Page 6, revise Section IIA(3) as follows: 

3. Development Outside of the MHPA. For parcels outside of the Coastal Overlay Zone and 
the MHPA, there is no limit on the encroachment into Sensitive Biological Resources, with the 
exception of wetlands, and listed non-covered species habitat (which are regulated by state 
and federal agencies and narrow endemic species as described below). However, impacts to 
Sensitive Biological Resources must be assessed and mitigation, where necessary, must be 
provided. Within the Coastal Overlay Zone, specific encroachment limitations into seR&itiv:e 
steep hillsides containing sensitive biological resources, and permitted uses within 
wetlands are established in Section 143.0142(a) and Section 143.0130(d) respectively, 
which, in case of conflict, shall supercede other regulations.143.014G of the ESL. [ ... ] 

9. On Page 7, reviu add the following as Section liB@ as follows: 

B. Open Space Residential Zone (OR-1-2) 

The OR-1-2 Zone provides for low- density residential, agricultural and passive open space 
uses. Every parcel zoned OR-1-2 aRd lo;atsd owtsids tRs Coastal O•;eFiay ~ORQ, has a 
development area as follows: 

10. OR Page ;, add Uae followiRg to the eRd of Se;tioR llliJ aa follo·J~i 

H 2. Within the Coastal Overlay Zone, there are specific and discretionary encroachment 
limitations into sensitive steep hillsides aRi-established in Section 143.0142(a)(4) 143,014G of the 
ESL. These restrictions are designed to assure that development onto steep hillsides 
containing sensitive biological resources is minimized. Additionally, development within 
wetlands shall be avoided to the maximum extent possible. In the event impacts to 
wetlands are unavoidable, only uses identified in Section 143.0130(d) which include, 
aquaculture, wetlands-related scientific research and educational uses, wetland restoration 
projects and incidental public service projects shall be permitted within wetlands. These 
uses are only permitted where it has been demonstrated there is no less environmentally 
damaging feasible alternative and mitigation has been provided. In case of conflict with the 
OR-1-2 zone and/or other regulations, these regulations shall supercede and apply. 

11. On Page 8, revise Figure 1 as follows: 

FIGURE 1 
OR-1-2 Zone Development Area (outside the Coastal Zone) 

Examples 

12. On Page 13, revise Section lii(B)(a} as follows: 

a. Mitigation for Wetlands Impacts 

The ESL regulations require that impacts to wetlands be avoided. Unavoidable impacts should be 
minimized to the maximum extent practicable, and mitigated as follows: 

As part of the project-specific environmental review pursuant to CEQA, all unavoidable wetland 
impacts (both temporary and permanent) will need to be analyzed and mitigation will be required 
in accordance with Table 2; mitigation should be based on the impacted type of wetland habitat. 
Mitigation should prevent any net loss of wetland functions and values of the impacted wetland. 



Addendum - City of San Diego 
Land Development Code- LCPA #1-988 
Page4 

The following provides an operational definition of the four types of activities that 
constitute wetland mitigation under the ESL: 

Wetland creation is activity that results in the formation of a new wetland in an upland area. 
An example is the excavation of uplands adjacent to existing wetlands and the 
establishment of native vegetation. 

Wetland restoration is activity that re-establishes the habitat functions of a former wetland. 
An example is the excavation of agricultural fill from historic wetlands and the re
establishment of native wetland vegetation. 

Wetland enhancement is activity that Improves the habitat functions of an existing wetland. 
An example is the removal of exotic species from existing riparian habitat. 

Wetland enhancement and wetland acquisition focus on the preservation or the 
improvement of existing wetland habitat and function and do not result in an increase in 
wetland area; therefore, a net loss of wetland may result. As such, A-acquisition and/or 
enhancement of existing wetlands may be considered as partial mitigation only, for any balance of 
the remaining mitigation requirement after restoration or creation if wetland acreage is provided 
at a minimum of a 1:1 ratio fgr aRY prgj&Qt iRVQIViR9 t&FRpgrgry iFRpa;t& tg w&tlaRQ&. For 
permanent wetland impacts that are unavoidable and minimized to the maximum extent feasible, 
mitigation shall consist of creation of new, in-kind habitat to the fullest extent possible and at the 
appropriate ratios. In addition, unavoidable impacts to wetlands located within the Coastal 
Overlay Zone shall be mitigated on-site, if feasible. If on-site mitigation is not feasible, then 
mitigation shall occur within the same watershed. All mitigation for unavoidable wetland impacts 
within the Coastal Overlay Zone, shall occur within the Coastal Overlay Zone. 

For example, satisfaction of the mitigation requirement may be considered for a 3:1 mitigation 
ratio, with two parts consisting of acquisition and/or enhancement of existing acres, and one part 
restoration or creation. 

The restoration of illegally filled historic wetland areas will not be considered for mitigation, 
and may result in code enforcement actions or may require restoration as a condition of 
project approval. All restoration proposals should evaluate the reason for the historic 
wetland loss (e.g. placement of fill, changes in upstream or groundwater hydrology), the 
approximate date of the loss, and a determination of whether the historic loss was legally 
conducted based upon the regulatory requirements at the time of the loss and ownership of 
the property. 

[ ... ] 

13. On Page 14, revise Table 2 to indicate that within the Coastal Zone, mitigation for impacts to 
riparian scrub habitat shall be at a 3:1 ratio and 4:1 for impacts to freshwater marsh. 

14. On Page 15, revise b(1) as follows: 

(1) Upland Impacts Within the MHPA (Outside the Coastal Zone). [ .... ] 

15. On Page 15, revise b(2) as follows: 

(2) Upland Impacts Outside of the MHPA (Outside the Coastal Zone). 

[ ... ] 

16. On Page 17, add the following after the second complete paragraph: 

• 

• 

• 



• 

• 

• 
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(3) Upland Impacts Within the Coastal Zone. 

Within the Coastal Overlay Zone, encroachment within sensitive biological resources 
on steep hillsides shall be avoided to the maximum extent possible, and permitted only 
when in conformance with the encroachment limitations set forth in Section 
143.0142(a)(4). Mitigation for permitted impacts shall be required pursuant to Section 
IIIB1b(1) and (2) above. Tl:le f)I=Q'Ii&i9R& gf ~w~se;ti9R IIIIi, U~(1) :aRd (:2) :a~gve sl:l:all :apply 
kil develgpr:ReRt 9R prer:Ri&e& witl:liR tl:le Cg:ast:al Ov9rl:ay Zi~RQ wl:li;l:l ai=Q Rilt iRslwd9Cil v.ritl:liR tl:le 
&QR&itive ar9as ideRtifieCil QR M:ap DF:a,NiRS ~Jg.C 720 (iiR file iR tl:l9 gffise gf tl:le City Cl9r:k :as 
(;)g;wr:R9Rt ~Iii. 00 17095) iiiRCil Miilp Dr:il,.tJiRS Wg, C 713 (iiR fil9 iR tl:le gffise gf tl:le Ci&y Cler:k iili 
Di~SI.II+IQRt ~Jg, 00 17092. 

17. On Page 28, add the following under IV. Findings/Deviations after the first paragraph: 

In the Coastal Overlay Zone, a Coastal Development Permit will be required regardless of whether 
a Site Development Permit or Neighborhood Development Permit is required for all coastal 
development proposed within the Coastal Overlay Zone and which does not qualify for an 
exemption pursuant to Section 126.0407. Such coastal development is subject to the 
Environmentally Sensitive Lands Regulations as applicable within ~the Coastal Overlay Zone. 
The findings required in Section 126.0708 must be made to assure conformance with the 
land use plans and implementation program of the certified Local Coastal Program. 
(c:cnRJR8RC:iAB ¥Jitl:l Sec:tieA 143.014&), Tl:lat aec:tieA c:eAtaiA& apec:if.ic: JiAdiAga r:ell)uir:ed te 
aaaur:e tAe pr:epeaed develepFReAt ia iA c:eAJeFJRaAc:e witA tAe ESL r:egulatieA&. TAeae 
F8CfUir:ed JiRdiAga ar:e alae JeuAd iA Sec:tieA I'J.C eJ tAe&e guideliAea • 

Additionally, if a deviation from any of the Environmentally Sensitive lands regulations is 
requested, two more findings must be made in addition to the general Neighborhood Development 
Permit or Site Development Permit findings and the five additional findings for environmentally 
sensitive lands. Deviations from the environmentally sensitive lands regulations are not applicable 
in the Coastal Overlay Zone, except in the limited circumstance if an applicant contends that 
the application of Section 142.0130(d), which identifies permitted uses within wetlands, 
would result in denial of all economically viable use of the property. In such a case, the 
Coastal Development Permit shall be approved only after the decision maker makes an 
economically viable use determination, pursuant to Section 126.0708(e)(1) and findings 
pursuant to Section 126.0708(e)(2). 

u. OR Page 31, add tAe Jellet•.tiAB a& A8'.'1.' aec:&ieA C; 

AR appli;:ati9R fgr a Cgastal Diw&li~pr:ReRt R9rr:Rit r:Riily ~" appi=Qved iiF SQRiiliti9Ra11y apprg,<'elil 9Riy 
if tl:l& QQ;isi9R r:Rak&F r:Rak9S tRQ fgllgwiRS fiRdiR98 agdFQ&SiRS SQFlf&FI+IdiR~e Witl:l tl:le 
QR'Iii=QRI+I9Rtally &QR&itive laRds F99Wiati&Rs wl:lisl:l ai=Q applisa~IQ iR tl:l9 Cgastal O'a'er:lay zgr.:~e. 

(a) Tl:l9 pi=Qpgsgd sgast:al lil9velgpr:R&Rt will r.:~gt er.:~sr:gasl:l wpgR ar.:~y e>c:istiR9 pl:lysisal :a~sgssw:ay 
tl:lat i; legally wseg ~y tl:lg pw~li; gr :aRy pi=Qpeselil pw~li~ asses&;way ideRtifieg iR a Lg~:al 
Cea&;tal RF9SF:ar:R laRd wsg pl:aR; Rilr 'Nill it g~&;trwst viiiiN& tg aR ai9RS tl:l9 QSQiiiR :aRg gtl:ler 
s;er.:~is ~east:al ar:eas fi=Qr+~ pwbli; vaRta99 pgiRta. 

~~) Tl:le pi=QpgsQg d9velepr:R9Rt ,,.,ill ~e sitillil aRd gesisRed tg pF9veRt agverse ir+~pa;ts QR aRy 
adjaS8Rt QRViF9RI+IQRtally SQRSiti'lQ laRd&; 

(s) Tl:le pi=QpgsQc;l d&VQigpr+~eRt will r:RiRir:Riii9 tl:le altilr:atigR gf R:atwral laRdfGrr+~s aRg will R9t reswlt 
iR uRCiiWQ Filiik frgr:R geglggiQ aRd er:gsi9R:al fQr:;es, flggc;l l:laiiar:Cils, gr: fire l:l:aii:arGis; 
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((II) Tl:le pr:gpe&&Q GlevelepFA&Rt ,,..,ill RQt ;gRtrilwwt& t& &FQ&iQR ef pwlwli; lwea;l:le& er a(llvar&aly 
iFApa;t Jg;al &R9r&liR& &aAGI &wpply 

(e) Tl:l& Ratwra aR(II &xl&Rt ef ~itigatieR raqwira(ll a& a QQR(IIiti&A gf tl:la per:FAit i& raa&gRalwly r:alat&GI 
te, aRQ ;al;wlatad te allaviat& R&gativa iFApaQi& ;raata(ll by tl:le pr:epe&aGI Glavah~pFA&Rt. 

(9 Tl:l& pr:epe&&d d&'.1&l&pFA&Rt r:a~iR& tl:la viawal qwalit)' gf tl:l& &ita, tl:l& a&&tl:l&ti; li)Walitie& gf tl:l& 
araa aRGI tl:la R&igl:llwerl:leeGI ;l:lar:aQtfllri&ti;& lwy wtili:iiRS pr:epar atrwQtwr:al a;ala aRGI ;l:lar:a;tar, 
varied ar;l:lit&;twral tr:&iltFA&Rt& aRGI appr:epriata plaRt FAatariala, 

COASTAL BLUFFS AND BEACHES GUIDELINES- SUGGESTED MODIFICATIONS 

1. On Page 1, the last sentence of the first paragragh should be revised as follows: 

A Coastal Development Permit will be required in addition to the Site Development Permit for all 
coastal development proposed within the Coastal Overlay Zone and which does not qualify fOi="an 
exemption pursuant to Section 126.0407, iw;l:l ;eaatal Gl&\<&lepFA&At i& &wt.lja;t t& tl:la 
liRvir:&RFA&Rtally i&A&itiva LaRGI& RagwlatieR& #Qr tl:la Cea&tal OvaFiay :69Ra (GO&FAFA&AQiAS witl:l 
iaQii&R 143.0149) wl:li;l:l Q&RtaiA& &(il&vifi; fiRGiiAS& raqwir&GI t& a&&wra tl:la pr:epe&eGI lilavalepFAaRt 
i& iR QQRfQFFAiiiRQ& witl:l tl:l&i& F&gwlati&A&: 

All rafaraRGi&& ta ;wrr&Rt i&;ti&R 14 3.014 :i C&¥alepFA&Rt Raswlati&R& fer Cea&~l Slwff& aRGI 
ievti&R 143.044 C&v&l&pFA&Rt R&gwlilthiiiA& far: C&il&till S'iiiQR&& &l:lewiGI be QRiiiRS'iGI ta tl:l& A'iW 
la;ati&R l.tlitl:liA i&;ti&A 14 3.0149 Q&RbliRiRS tl:l& EiR"ir:&RFR'iR~IIy i&R&itive LaRd& Regwlilti&Ai far: 
tl:l& Cea&tal Ov&Fiily Z&A&: 4 1;&, iA WAQ&RiRiRS tl:l& &Rtira R&'A' i&di&R 143.0149, tl:l& awssa&t&GI 
FAedifiGOiilti&R& t& tl:la Cif?{& liiRSwasa (wRGiarliR&Q aliiGiitigR&~ far tl:l&&a &&liiti&R& '.V&ra &liFAiRiilt&d. 
AUQ;I:IaGI i& • &trike gwUwRGilarliRa ver&i&R gf jwat tl:l&&& ~·Jg aa;ti&R& far yewr r:ef&r&RQ&, 

2. On Page 3, revise (C) as follows: 

(C) Coastal Beach 

Coastal Beach means the land between the edge of the sea and the first line of terrestrial 
vegetation or development or the toe of the adjacent sensitive coastal bluff gr seawall, whichever 
is the most seaward. 

A coastal beach is an Environmentally Sensitive Land that is generally defined as the land lying 
between the shoreline and the toe of the adjacent sensitive coastal bluff ar &&iilwiill. If a seawall 
exists, the landward limit of the beach is still the toe of the bluff. The seawall would represent a 
seaward encroachment onto the beach. If no seawall or bluff exists, the landward limits of the 
beach shall be the first line of terrestrial vegetation. 

3. On Page 3, revise (D) as follows: 

(D) Coastal Bluff Edge 

• 

• 

• 



• 

• 

• 
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Coastal Bluff Edge means the aea•.ttaFd ~ JRG&t termination of the top of a sensitive coastal 
bluff where the downward gradient of the land surface begins to increase more or less 
continuously until it reaches the general gradient of the coastal bluff face. 

4. On Page 5, revise the first paragraph as follows: 

The regulations for development proposed on a sensitive coastal bluff are located in Section 
143.0143. T aRQ.ihe regulations for development proposed on a site containing a coastal beach 
are located in Section 143.0144 143.0149 \'lRiSI:! SQRtaiR& tl:!& aR'lif:9Rr:R&Rtally SI&R&itiu&l..iRQ& 
R&gwliti9R& ipplisa91& witl:!iR tl::l& C9i&til Oue,:lay :ZGR& SQr:Rr:R&RsiRg witt:! Sl&sti9R 14 3.0149, 

5. On Page 5, revise (B) (2) as follows: 

(2) Development may be located less than 40 feet but not less than 25 feet from the coastal bluff 
edge if there is evidence in a geology report that the site is stable enough to support the 
development at that proposed distance and if the development will neither be subject to nor 
contribute to significant geologic instability or require a shoreline or bluff erosion control device. In 
determining the stability of the sensitive coastal bluff, consideration shall be given to the rate of 
bluff retreat to determine whether the proposed development will be impacted within a reasonable 
economic life-span, taken to be 75 years. If a development is approved with a less-than-40-foot 
distance to the coastal bluff edge, future erosion control measures ~ shall be precluded, ~ 
saRR9t 9& d&r:RQR&tl=ilt&d tl::lat tl::l& 91wff sti9ility is iR diR9&F unless there is a significant change of 
circumstances which varies greatly from the predicted natural rate of erosion contained in the 
geology report which determined the site was stable for the proposed development. Air-placed 
concrete, retaining walls and seawalls will only be permitted when the principal structure, or public 
improvements not capable of being relocated, are in eminent danger. Less environmentally
damaging alternatives that reduce risk and avoid the need to significantly alter the natural 
landforms of the beach and/or bluff shall be considered as feasible. 

6. On Page 6, revise (8)(3) as follows: 

(3) A distance of five feet from the coastal bluff edge may be granted for landscape features and 
accessory structures that are located at grade so that they are not elevated at the base or 
constructed with a raised floor, and are capable of being relocated. 

7. On Page 6, revise (8}(4) as follows: 

(4) F"&RS&& QR tRe sige prgp&rty fiR&& if:9 RQt swD;j&st tg • di&tiRS& r&qwif:9r:R&Rt frgr:R tR& sgastal 
91wft edge as lgRg il& tl::l& feRs& is aR gp&R teRse aRd gges R9t exseeg 5 f&&t iR l::l&igl::lt. TRi& type 
gf feRse r:Ray exteRd tg tl:!& sga&til 91wft edge QRiy wi:!&R it is Jgsat&d at tl:le sid& pf:9perty liR&, bwt 
iR RQ Silte r:Ray tl:le fiRS& ext&Rfil QRtQ tl::le QQa&tal blwft faS&: ,A,r;lgitigRill;t, tR& pgr:l;iQR gf tR& f&RS8 
lgsat&g witRiR 5 fe&t gf tl:!e blwft sds& &Rill be iR gpeR feR;&, RQ r:RQJ:Q tl:liR 9 feet l::lisl:! aRfil at 
9Fild8, iRd &Rail RQt iRt&l=fel=e WitR aRy fil&&igRiteg pwblis iSS&&& ea&&r:ReRt&1 Ri&tgri;ally W&&d 
pegsstFiaR triils, QF pwbli; vi&w gf tl:!e &R9r&liRe.,,,, Open fences may be permitted closer than 
5 feet to the coastal bluff edge only If necessary to provide for public safety and to protect 
resource areas accessible from public right-of-ways or on public parkland. 
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8. On Page 6, revise the third paragraph of (C) as follows: 

Air-placed concrete, retaining walls, and buttress fills shall only be used to protect existing 
principle structures1 or public improvements not capable of being relocated, and if determined that 
no other feasible less impacting method will accomplish the erosion control. Alternatives may 
include relocation or removal of existing improvements, if feasible, to avoid significant alteration of 
the bluff. Such measures shall not be used to accommodate proposed development nor to 
increase the area of the top of bluff. 

9. On Page 6, revise Section (D) as follows: 

• 

A site-specific analysis shall be conducted to determine and quantify the impact of the proposed 
development upon visual access to the ocean. If a visual corridor is feasible, aRa all ;l=it81=ia iR 
i8;tigR 143.0143ij~ ar:e r;~;t1 eA pr:eMiaea tl:lat lielia.W..teeA tl:le al:ler:eliAe aAcl tl:le fiAtt pwlialiG 
F8aclway, the appropriate corridor shall be required as a condition of development approval 
pursuant to Section 132.0403. If there is an existing or potential public view on premises that 
lie between the shoreline and the first public roadway, but the site is not designated in a land 
use plan as a view corridor, it is intended that views to the ocean shall be preserved or restored by 
deed restricting required side yard setback areas to cumulatively form functional view corridors 
and to prevent a walled effect from development. If there is an existing or potential public view 
and the site is designated in the applicable land use plan as a view corridor or within a public 
viewshed, it is intended that such critical views to the ocean be maintained or restored by • 
designing and siting the coastal development in such a manner as to preserve the identified public 
view. Consideration may be given to the development of the adjacent property in determining the 
appropriate width of the view corridor on the subject premises, so that the overall width of the 
corridor is at least 10 feet when measured across both properties. Any such corridor shall be 
created and approved by the City Manager prior to the commencement of any construction on the 
premises. 

No structures or other obstructions that will impede views shall be installed within the boundaries 
of any required visual corridor. Open fencing and landscaping may be installed within the view 
corridor provided such improvements do not significantly obstruct public views to the ocean. 
Landscaping shall be maintained such that during growing stages and at maturity, it will not 
encroach into the view corridor or obstruct public views to the ocean. 

Where remodeling is proposed to an existing structure and the existing development is to be 
retained whlch precludes the establishment of a 1 0-foot wide visual corridor, the preservation of 
any partial existing visual corridor on the premises will be accepted, provided that the existing 
visual corridor is not reduced through the proposed remodeling. 

10. On Page 7, revise Section (F) as follows: 

Any site that contains any portion of a coastal beach shall be subject to a Site Development Permit 
unless the proposed development qualifies for an exemption pursuant to Section 143.110 (c). A 
Coastal Development Permit will be required, regardless of whether a Site Development Permifis 
required, for all coastal development proposed within the Coastal Overlay Zone and which does 
not qualify for an exemption pursuant to Section 126.0407. The uses permitted on the coastal 
beach are only those listed in Section 143.0130(b), all of which area public facilities, with the • 
exception of shoreline protective works. If a privately owned premises contains a coastal beach, 
the private development shall occur on the portion of the premises that does not contain the 
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coastal beach. If no such area exists or if such area is infeasible for development, a deviation 
from the environmentally sensitive lands regulations must be requested with the Site Development 
Permit. However, such deviations tG tR& &R¥i1=9RR1&Rtally &&Rsitiv& laRd& ~&g~o~lati9R& are not 
applicable within the Coastal Overlay Zone tg '"gast:al d&v&l9pR1&Rt r:&qwiriAS a Cg:astal 
C&'l&lgpR1&Rt 12&~R1it IR &I.IQI;I '"a&&&1 ~&~igR 14i,Q141ii, tR& EiR'lii=9RR1&Rtally ~&Rsitiv& LaRd& 
RegwlatigRs fg~ tR& Cga&tal Ove~lay .l:GR& is appliQagle aRd QQRtrglliRg. 

In review of permit applications for shoreline protective works, the City Manager shall determine if 
the protective device is located on State tidelands or lands subject to the public trust, or if it is 
located on City or publicly-owned beach or on private property. The ownership of the beach and 
location of the protective device will determine whether the Coastal Development Permit is issued 
by the City or by the Coastal Commission. The Coastal Commission retains Coastal Development 
Permit authority for development proposed on tidelands, submerged lands or public trust lands; 
therefore, a mapped representation of the mean high tide line as it currently exists must 
accompany any permit application for a shoreline protective device. 

Where erosion control devices are proposed to encroach upon or affect any portion of property 
owned by the City of San Diego or other public agency, or on lands subject to the public trust, the 
applicant shall provide written permission from the City Manager or public property owner before 
approval of any permit. If the protective device encroaches directly on or otherwise affects State 
tidelands or publicly-owned property, the property owner shall be required to compensate for the 
use of public property and to mitigate the impacts of the protective device on public beach . 

Additionally, Section 14 3,Q149 143.0144 of these regulations requires that shoreline protective 
devices incorporate mitigation for adverse impacts on shoreline sand supply. Such impacts 
include, but are not limited to, loss of the sandy beach on which the structure is located, fixing the 
back beach, halting the supply of bluff material to the littoral zone, increasing scour and causing 
changes to the beach immediately seaward of and adjacent to the protective device. The 
submitted geology report must include site-specific information that will allow the City Manager to 
determine whether the proposed protective device will have any of these or other adverse effects 
on shoreline sand supply, use of public beach, the beach area or the bluff landform, either 
immediately or over time. The City Manger will consider all feasible design changes that will 
eliminate or minimize any identified impact from the proposed project. Examples of design 
changes include, but are not limited to, modifications to the type of structure, relocation of the 
proposed structure further landward, reducing the size or the extent of the protective device, etc. 

Some of the effects which a shoreline protective device may have on natural shoreline processes 
can be quantified. The Coastal Commission has developed a Beach Sand Mitigation Program 
within the County of San Diego which includes a methodology by which the following impacts 
associated with protective devices can be quantified: 

1) loss of the beach area on which the structure is located; 

2) the long-term loss of beach which will result when the back beach location is fixed on 
an eroding shoreline; 

3) the amount of material which would have been supplied to the beach if the back beach 
or bluff were to erode naturally . 

The methodology is found in the Report on In-Lieu Fee Beach Sand Mitigation Program- San 
Diego County dated January 1997, available from City staff. The methodology is not applicable 
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to all site conditions, however, in many cases, it can be used to calculate the beach area displaced 
and the amount of bluff material which does not reach the beach, as a result of a seawall, and to 
calculate the amount of sand which would be required to replace that lost beach area in the project 
vicinity. This amount of material is then converted to a fee by multiplying the amount of material 
times the cost of transporting that material to the beach. To derive these amounts, the 
methodology uses the information specific to the proposed project, such as the design life and 
amount of seaward encroachment. Also required nformation is specific to the project site, such as 
the height of bluff, width of property, percentage of sand in the bluff material and the predicted rate 
of erosion that was used to determine the need for protection of the existing principal structure. 

The methodology quantifies some of the impacts caused by a protective device in terms of area of 
beach and volume of sand, but it is not considered the only means to identify impacts to sand 
supply and required mitigation. Where unavoidable impacts to shoreline sand supply are 
associated with an approved shoreline protective device, mitigation shall be required, and may 
include a mitigation fee to be used for beach replenishment within the same littoral cell of the 
project. The fee shall be roughly-proportional to the value of the beach area lost as a result of the 
approved protective device and shall be used for beach replenishment which is directly related to 
the impact of the project. When applicable, the above referenced methodology may be utilized to 
calculate the mitigation fee. The fee shall be deposited in the City of San Diego Beach Sand 
Mitigation Fund held by the San Diego Association of Governments. 

11. On Page 8, revise Section (G) as follows: 

• 

A site-specific analysis shall be conducted to determine and quantify the impact of the proposed • 
development upon visual access to the ocean. If a visual corridor is feasible, aRa all ;r:iter:ia iR 
~8~i9R 143,0144(;~ iiF8 r:R&t1 QR pF8r:Ri&8Q tl:liit lie 98WJ88R tl:l& &1:19F&IiR8 QAQ tl:l& fir:&t pwglig 

r:eaaway, the appropriate corridor shall be required as a condition of development approval 
pursuant to Section 132.0403. If there is an existing or potential public view on premises that 
lie between the shoreline and the first public roadway, but the site is not designated in a land 
use plan as a view corridor, it is intended that views to the ocean shall be preserved or restored by 
deed restricting required side yard setback areas to cumulatively form functional view corridors 
and to prevent a walled effect from development. If there is an existing or potential public view 
and the site is designated in the applicable land use plan as a view corridor or within a public 
viewshed, it is intended that such critical views to the ocean be maintained or restored by 
designing and siting the coastal development in such a manner as to preserve the identified public 
view. Consideration may be given to the development of the adjacent property in determining the 
appropriate width of the view corridor on the subject premises, so that the overall width of the 
corridor is at least 10 feet when measured across both properties. Any such corridor shall be 
created and approved by the City Manager prior to the commencement of any construction on the 
premises. 

No structures or other obstructions that will impede views shall be installed within the boundaries 
of any required visual corridor. Open fencing and landscaping may be installed within the view 
corridor provided such improvements do not significantly obstruct public views to the ocean. 
Landscaping shall be maintained such that during growing stages and at maturity, it will not 
encroach into the view corridor or obstruct public views to the ocean. 

Where remodeling is proposed to an existing structure and the existing development is to be 
retained which precludes the establishment of a 1 0-foot wide visual corridor, the preservation of 
any partial existing visual corridor on the premises will be accepted, provided that the existing 
visual corridor is not reduced through the proposed remodeling. 

STEEP HILLSIDE GUIDELINES -SUGGESTED MODIFICATIONS • 
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1. On Page 1, revise the last sentence of the first paragraph as follows: 

Every proposed development that encroaches into steep hillsides will be subject to the 
Environmentally Sensitive Lands Regulations and will be evaluated for conformance with the 
Steep Hillside Guidelines as part of the review process for the required Neighborhood 
Development Permit, ~Site Development Permit or Coastal Development Permit. 
AdditigR;IIy, tl:l& ER"ir:GIRr:R&Rtally S&R&itiv& l.aRd& R&swlatieR& fGr tl:l& CGla&tal Qugrlay :.l:GIR&1 

QGlr:RFR8RQiRg \\'itl:l 5t&sti8R 14 3,014i1 ;r:g applis;bl& tg iRY QGli&t:al d&"iiiGlpr:R&Rt prgpg;gg witl:liR 
tl:l& CGI:a&tal Ov&J"I:ay :.l:G~R& tl:l:at rgqwirg; :a CGI:a&tal C&'J&IG~pr:R&Rt R&rr:Rit pwrswaRt tGl tl:l& CalifGI=Ria 
Cgastal ,A,Qt gf 1 Q79. 

2. On Page 1, add the following to the last paragraph as follows: _ 

Deviation weFR tl:l& ER"ii=8Rr:R&Rtally S&R&itiv& l.aRd& reswl:atieR& and alternative compliance from 
the Development Regulations for Steep Hillsides are not applicable to coastal development 
&l.lbj&st te tl:l& EiR"iF8Rr:R&Rtally S&R&itiv& l.aRd& ~=&gwlatieR& f8J" within the Coastal Overlay Zone. 

3. On Page 2, add the following at the end of section (A): 

Outside the Coastal Overlay Zone, Aan exemption from the steep hillside regulations and the 
requirement for a Neighborhood Development Permit or Site Development Permit may be granted 
if the proposed development does not encroach into the steep hillsides and the development 
maintains a setback of 40 feet from the top of the steep hillsides. I=IQ'H&'t&r, tl:l& &&R&itive &teep 
Rill&id& F89Wiiiti8R& SGIRiiiR8d lltitl:liR tl:lil EiRVir:GIRr:R&Rtally a8R&itiV8 l.:iiRd& 1=891.1litigR& f8J" tl:l& 
CGI.a&tal Overlay l8Ril (ser:Rr:R&RsiRS witl:l 5i&stieR 143.014i) :ar& :applisabls tg sei&tsl 
d&"&lepFR&Rt, iRslwdiRS liRd divi&ieR&1 pr:G~pessd eR p~=&FRises witl:liR tl:l& MI=IR.l\ gr eR &t&&p 
l:lill&id&& S9RitiliRiR9 8R\'ir:GIRFR8Rtally &9R&iti1J8 l:labitat&, QF &igRiR'&iiRt &S&Ri'& tilr:R8Riti&&1 QF pet&Rti:al 
RiiiliiFQiii te Q8'a'&lepr:R&Rt, as itlii&RiiR&Iit QR tl:l& Cgastal ZlilR& S&R&itivs Sl8p&s Map CrawiRS ~Jg, C 
720, Ceastal tlil&vslepFR&Rt eR ReR &&R&iti"& &t&&p l:lill&iGf&& 'Nitl:liR tl:l& Cea&tal Oll&rl:ay leR& is 
&l.lbj&st tGl S&stiG~R 14 3.0142 ef tl:l& ERvireRFR&Rtally S&R&itiv& l.sRd& ~=&gl.llati8R&. 

4. On page 2, add the following at the end of the first paragraph in section (8): 

Additionally, l=l8w&v&r, a Coastal Development Permit is required for all coastal development, 
unless exempt pursuant to Section 126.0704. 

5. On Page 4, add the following to the first incomplete sentence: 

or Coastal Development Permit. 

6. On Page 4, add the following as new section (d) after section (c): 

(d) Within the Coastal Overlay zone, each newly created lot within a subdivision shall include a 
portion that does not contain sensitive steep hillsides such that no encroachment into sensitive 
steep hillsides is required to accommodate future development. Encroachment is defined as 
alteration of the natural landform by grading or where the area is rendered incapable of supporting 
vegetation due to the displacement required for the building, accessory structures, paving, or 
clearance of vegetation, including Zone 1 brush management (30 foot minimum setback). 

7. On Page 5, Section (E), add the following after the second complete paragraph: 

However, within the Coastal Overlay Zone, the allowable development area for sensitive steep 
hillsides is subject to the discretionary encroachment limitations established in Section 143.014i 
143.0142(a)(4) Tabl& 1 5it&&p l=lillsidi& Er:~;r:gsc;l:lr:R&Rt allgwaR'Vi1 and discussed in section E (4) of 
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these guidelines. These encroachment limitations, when applicable, shall replace the 25% 
allowable development area for steep hillsides referred to in these guidelines. 

8. On Page 8, add E (4) as follows: 

Within the Coastal Overlay Zone on sites containing sensitive steep hillsides with sensitive 
biological resources, the encroachment allowance identified in Ti181e 1 ef lle;ti&R 143.014i 
Section 143.0142(a)(4) is discretionary and shall only be permitted when necessary to allow 
reasonable use of the property. Encroachment shall not be permitted for accessory structures. 
The intent of the regulations is to maximize development on slopes less than 25% grade and 
minimize encroachment into sensitive steep hillsides. Examples of when encroachment shall be 
permitted is when it is necessary to provide access to non-steep or non-sensitive areas of the 
property, or within small isolated pockets of steep hillsides surrounded by existing development or 
non-steep and/or non-sensitive areas. For lots that have all or nearly all the area in sensitive 
steep hillsides, a maximum 20% encroachment allowance shall be permitted. Tl::le p!=evi&i&R& ef 
Sii&Q\i&R 14 3.014::2 &l:lilll apply \8 a&"&l&pFR&Rt &R p!=&FRi&&& witl:liR \1::1& Ceactill O'l&rlay ~R& wl:li;l:l 
a~=& R&t iRGIWQQQ lNitt:liR tl:l& 18RiiliV8 Oiiii=&Oiill ia&Rtifieg 8R ~·Oiilp CFa.WiR9 r>I&,C 7:60 (&R fil& iR tt:le 
e#icw& ef tt:le City CI&Fk a& Ce;wFR&Rt r>lg, 00 170ii~ &I= w,citt:liR tl:la MW~A. 

9. On Page 42, add the following under Section IV. Findings, Deviations and Alternative 
Compliance and after the first full paragraph: 

• 

In the Coastal Overlay Zone, a Coastal Development Permit will be required regardless of whether 
a Site Development Permit or Neighborhood Development Permit is required for all coastal 
development proposed within the Coastal Overlay Zone and which does not qualify for an 
exemption pursuant to Section 126.0407. The findings required In Section 126.0708 must be 
made to assure conformance with the land use plans and implementation program of the • 
certified Local Coastal Program. liiwcwt:l cw&il&tal a&"&lepFR&Rt i& &w9j&;t t& tt:le liiR"iF&RFR&Rtally 
lii&R&itiv& LaRa& Reswlati&R& fQ,: tl:le C&il&tal 0',•&Fiily l:&R& (G&FRFR&ACPiAS 'Ni*t:l Se;tieR 143.014i), 
Tl:lilt &e;ti&R cw&RtaiR& ape;ifi; fiAaiRg& ~=&liJwi~=ea te a&&wr:e tt:le p~=&pes&g lilevelepFReAt i& iR 
;eRkiiFFRaR;e witl:l tt:le &SI.. Tt:l&i& fli119wi~=ea fiRii!iAS& a~=e al&& f&wAiil iA lle;tieR IV.C gf tl:ie&e 
gwilil&liRe&. 

10. On page 42, add the following at the end of the second full paragraph: 

Deviations from the environmentally sensitive lands regulations are not applicable in the Coastal 
Overlay Zone. 

11. On page 43, add the following at the end of the third full paragraph: 

Alternative compliance from the environmentally sensitive lands regulations is not applicable in the 
Coastal Overlay Zone. 

Staff recommends the Commission number the Suggested Modifications to the 
Environmentally Sensitive Lands Regulations found on pages 57- 81 of the 1/14/99 staff 
report as follows: 

Section# Sugg. Mod.# Page# 

143.0101 78 57 
143.0110 79 58 
143.0111 80 62 
143.0112 81 63 
143.0115 82 63 • 
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143.0126 
143.0130 
143.0141 
143.0142 
143.0143 
143.0144 
143.0145 
143.0150 
143.0151 
143.0152 
143.0155 

83 
84 
85 
86 
87 
88 
89 
90 
91 
92 
93 

65 
66 
68 
69 
71 
73 
75 
80 
80 
80 
81 

Staff recommends the following change to Suggested Modification #10 Definitions on page 
14: 

Wetlands are defined as areas which are characterized by any of the following conditions: 

1. All areas persistently or periodically containing naturally occurring wetland vegetation 
communities characteristically dominated by hydrophytic vegetation, including but not 
limited to salt marsh, brackish marsh, freshwater marsh, riparian forest, oak riparian forest, 
riparian woodlands, riparian scrub, and vernal pools; 

2. Areas that have hydric soils or wetland hydrology and lack naturally occurring wetland 
vegetation communities because human activities have removed the historic wetland 
vegetation or catastrophic or recurring natural events or processes have acted to preclude 
the establishment of wetland vegetation as in the case of salt pannes and mudflats; 

3. Areas lacking wetland vegetation communities, hydric soils and wetland hydrology due to 
non-permitted filling of previously existing wetlands; 

4. Areas mapped as wetlands on Map No. C-713 as shown in Chapter 13, Article 2, Division 
6 (Sensitive Coastal Overlay Zone}. 

It is intended for this definition to differentiate for the purposes of delineating wetlands, between 
naturally occurring wetlands and wetlands intentionally created by human actions, from areas with 
wetlands characteristics unintentionally resulting from human activities in historically non-wetland 
areas. With the exception of wetlands created for the purpose of providing wetland habitat or 
resulting from human actions to create open waters or from the alteration of natural stream 
courses gr v1itl:liR tl:l& Cgastal Overlay lgR&, areas demonstrating wetland characteristics, which 
are artificially created are not considered wetlands by this definition. Taking into account regional 
precipitation cycles, all adopted scientific, regulator, and technological information available from 
the State and Federal resource agencies shall be used for guidance on the identification of 
hydrophytic vegetation, hydric soils and wetland hydrology. 

• (Addendum#1toLDCfor2.99drft) 
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SYNOPSIS 

SUMMARY OF AMENDMENT REQUEST 

The portion of the City of San Diego LCP amendment submittal which is the subject of this report 
includes the Land Development Code and support documents. The Land Development Code 
(LDC} is a complete rewrite of all the City development regulations contained in the Municipal 
Code. The LDC and support documents would replace or amend City zoning ordinances and 
implementing actions which have been previously certified by the Commission as part of the 
certified City of San Diego Local Coastal Program (LCP). The LDC has been developed as part 
of a multi-year public planning process and is also principally designed to implement the Multiple 
Species Conservation Program (MSCP} within the entire City of San Diego. The entire Land 
Development Code has not been submitted by the City for incorporation into the LCP. 

The City Council also directed the submittal of the following support documents which will be in a 
document entitled the Land Development Manual. The guidelines have been submitted for 
certification by the Commission as consistent with the Coastal Act and include the following: 
Coastal Bluffs and Beaches Guidelines; Steep Hillside Guidelines; Biology Guidelines; 
Landscape Standards; and, Historical Guidelines. 

On December 24, 1997, the City of San Diego submitted the subject amendment package. 
However, the amendment request was not formally filed until May 8, 1998. At the Commission's 
July 1998 hearings, a time extension of up to one year was granted for the amendment package. 
The amendment submittal and a preliminary staff recommendation were presented to the 
Commission in October, 1998. The public hearing was opened and testimony was taken from 
the City and interested members of the public. The Commission then continued the matter to the 
February, 1999 hearing with the intent that all parties would work together to try and narrow the 
areas of disagreement. Since the October 1998 meeting, Commission staff has met on many 
occasions with City staff and the public, and a number of issues have been resolved. The 
following staff report, while addressing the full amendment submittal, will focus primarily on the 
remaining unresolved issues. 

SUMMARY OF STAFF RECOMMENDATION 

• Major Issues 
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The Land Development Code represents a major revision to the City's Local Coastal Program 
and the Coastal Development Permit process as implemented by the City of San Diego. As 
such, it is expected that there are questions raised as to the adequacy of the proposed 
implementing measures to carry out the policies of the certified land use plans. The particular 
concern is that the standard of review for development within the coastal zone is not modified to 
a point that significant coastal resources do not receive adequate protection as required by the 
Coastal Act and specified in the certified land use plans. 

The significant concerns held by coastal staff include the application of the Environmentally 
Sensitive Lands (ESL) regulations, as drafted by the City, to coastal development within the 
coastal zone. As submitted, the ESL does not identify the Coastal Development Permit as the 
vehicle for implementation of the ESL. This fact, by itself, is not a problem if the regulations 
themselves and other sections of the LDC make clear the ESL regulations are applicable to 
coastal development requiring a Coastal Development Permit, and the appropriate findings are 
made to assure conformance with the certified LUPs. However, staff does not concur that 
adequate review is afforded through the ESL regulations, as proposed by the City, to all 
development subject to the Coastal Development Permit process. Furthermore, even if the 
regulations were applicable to all proposed coastal development, the ESL regulations do not 
provide the mandated level of resource protection established in the certified LUPs. 

For the October hearing, staff was suggesting a modification that would establish a separate set 
of ESL regulations that are applicable within the coastal zone and include the standards of review 
provided in the certified land use plans. In this way, the remainder of the LDC would have been 
unmodified and applicable to development in the areas of the City outside the coastal zone. The 
City opposed this method, preferring that staff's suggested modifications be melded into the 
City's ordinance rather than creating a separate document; staff has used this method with the 
suggested modifications enclosed herein. The significant issues which remain unresolved 
between the City and Commission staff relate to permitted uses within wetlands, encroachment 
limitations on steep hillsides containing environmentally sensitive lands, the development permit 
process, the application of the environmentally sensitive lands regulations and affordable 
housing. The suggested modifications to the ESL regulations within the coastal zone do not 
result in any conflicts with the Multiple Species Conservation Program Subarea Plan as it is 
adopted by the City Council. 

Other concerns address the adequacy of parking and curb cut restrictions within the Beach 
Impact Area of the City, permitted uses in Commercial Visitor zones, the kinds of temporary 
events that require a Coastal Development Permit, and the adequacy of the proposed Coastal 
Development Permit Ordinance, which significantly revises the current coastal development 
permit process that the City presently administers. The majority of the remaining modifications 
are intended to clarify which regulations are not applicable in the Coastal Overlay Zone or to 
make simple technical corrections. 

Staff Recommendation 

Pursuant to the resolutions and findings contained in this report, staff recommends that 
the Commission reject the Implementation Plan as submitted by the City and approve 
the Implementation Plan, if modified pursuant to suggested modifications. 

The appropriate resolutions and motions begin on Page 9 . The findings for rejection of the 
Implementation Plan begin on Page 96. The findings for approval of the Implementation Plan, if 
modified, begin on Page 126. 

ADDITIONAL INFORMATION 
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Further information on the City of San Diego LCP Amendment #1-988 may be obtained from 
Sherilyn Sarb, District Manager, at (619) 521-8036 . 

3 
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OVERVIEW 

A. CONTENT OF CITY OF SAN DIEGO LCP AMENDMENT 

The portion of the City of San Diego LCP amendment submittal which is the subject of this report 
includes the Land Development Code and support documents. The Land Development Code 
(LDC) is a complete rewrite of all the City development regulations contained in the Municipal 
Code. The LDC and support documents would replace or amend City zoning ordinances and 
implementing actions which have been previously certified by the Commission as part of the 
certified City of San Diego Local Coastal Program (LCP). 

The entire Land Development Code has not been submitted by the City for incorporation into the 
LCP. The City Council also directed the submittal of the following support documents for 
certification by the Commission as consistent with the Coastal Act. They are: 

1. Coastal Bluffs and Beaches Guidelines; 
2. Steep Hillside Guidelines; 
3. Biology Guidelines; 
4. Landscape Standards; and, 
5. Historical Guidelines. 

The City intends to include the above guidelines in a document entitled the Land Development 
Manual. Suggested modifications for all of the guideline documents have not yet been 
completed. The guidelines will be revised to conform to the environmentally sensitive lands 
regulations as they are certified by the Commission. 

B. ORGANIZATION OF THE REPORT 

This report is divided into five main parts. First, the introductory section which includes a historical 
perspective of the City's local coastal program development, a brief description of the City's coastal zone, 
an identification of the current submittal's contents, the standards for Commission review of the 
implementation program, and a section on public participation. The second part consists of the 
recommended resolutions and motions for rejection of the implementation program, as submitted, and 
subsequent approval with suggested modifications. For the ease of the reader, the staff recommendations 
and relevant citations are compiled here, along with an enumeration of the suggested modifications. The 
third section consists of the findings to support rejection of the implementation program, as submitted. The 
fourth section contains the findings to support approval of the implementation plan, if modified pursuant to 
the suggested revisions. The fifth section addresses conformance with CEQA 

C. ACKNOWLEDGEMENT OF CITY EFFORTS 

While the LCP process by nature concentrates on unresolved issues, the Commission and its staff do wish 
to acknowledge the City's dedication and on-going efforts to administer the local coastal program. The 
current Implementation Plan resubmittal is a substantial effort that has involved a great deal of cooperation 
between agencies and members of the public. Considering the complexity of the issues dealt with in the 
LCP, the geographic diversity and size of the City and the various social, economic and political forces 
affecting the planning process, the progress is commendable. The time and efforts expended by the City 
to fulfill the mandates of the Coastal Act are truly appreciated. 

• 

• 

• 

Due to the size of the submittal and workload constraints, the staff has had to focus on the unresolved • 
issues and the purpose of the recommended suggested modifications. As a result, the staff report does 
not include adequate mention of the significant amount of resource protection provisions which have been 
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incorporated in the City's code in response to the Multiple Species Conservation Program (MSCP). The 
submittal is a result of significant effort on the part of the City to work with the resource agencies to reach 
agreement on the implementation of the MSCP and to develop the Multi-Habitat Planning Area. The 
Coastal Commission review is the final step toward a local coastal program that meets the requirements of 
the Coastal Act, as well as the MSCP and the California Environmental Quality Act. 

PART I. INTRODUCTION 

A. BACKGROUND/LCP HISTORY 

The City of San Diego has a long history of involvement with the community planning process; as a result, 
in 1977, the City requested that the Coastal Commission permit segmentation of its Land Use Plan (LUP) 
into twelve (12) parts in order to have the LCP process 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; the status of those submittals is as follows: 

1. North City 

2. La Jolla/La 
Jolla Shores 

3. Pacific Beach 

4. Mission Beach 

5. Mission Bay 

6. Ocean Beach 

7. Peninsula 

8. Centre City/ 
Pacific Highway 
Corridor 

9. Barrio Logan/ 
Harbor 101 

10. Otay Mesa/Nestor 

11. Tia Juana River 
Valley 

12. Border Highlands 

- certified as resubmitted January 13, 1988; 
Torrey Pines LUP Update certifed on 
February 8, 1996 

- certified as submitted on April 
26, 1983 

- certified as Update resubmitted on 
May 11, 1995 

- certified as submitted on July 13, 1988 

- certified with suggested modifications 
onNovember 15, 1996 

- certified as resubmitted on 
August 27, 1985 

- certified as resubmitted on 
August27, 1985 

- certified with suggested modifications 
on January 13, 1988 

- certified as submitted on 
February 23, 1983 

- certified as submitted on 
March 11, 1986 

- certified as submitted on 
July 13, 1988 

- certified as submitted on 
July 13, 1988 
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When the Commission approved segmentation of the LUP, it found that the implementation 
phase of the City's LCP would involve a single unifying submittal. 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; some of 
these have been certified since through the LCP amendment process. Other areas of deferred 
certification remain today and are completing planning at a local level; they will be acted on by 
the Coastal Commission in the future. 

B. GEOGRAPHIC DESCRIPTION OF CITY'S COASTAL ZONE JURISDICTION 

The City of San Diego represents one of the largest metropolitan centers in the State of California and 
includes one of the larger coastal zone areas in the State in terms of geography and population. The City's 
coastal zone stretches from the City of Del Mar, the recently incorporated City of Solana Beach, and the 
unincorporated County areas in the north to the international border with Mexico on the south. The 
demographics are such that the northernmost and southernmost communities within the City's coastal 
zone are relatively undeveloped while the portions of the City near San Diego Bay and Mission Bay are 
highly urbanized. 

In terms of coastal zone resources, the City is indeed fortunate; of these resources, the most significant 
ones are: 

- the intensely used sandy beach areas in Ocean Beach, 
Mission Beach, Pacific Beach and La Jolla; 

- the wetland areas of statewide and national 
importance including: portions of San Dieguito Lagoon, 
Los Penasquitos Lagoon, Mission Bay and the Tia Juana Estuarine Sanctuary; 

- the major inland canyon systems in the North City 
communities, with their environmentally sensitive habitats and 
scenic qualities; and, 

- the major visitor-serving destination areas within 
and surrounding Mission Bay and the La Jolla community itself. 

However, it is these very resources, along with related public access opportunities and constraints, which 
make the balancing of the demands to develop in the coastal zone versus demands to preserve its 
resources so difficult. The competing demands are most evident in the Mission Bay, La Jolla and North 
City areas. It is in these areas where the Commission has reviewed major residential subdivisions, 
industrial parks and commercial developments that pose the greatest impact to the above identified 
resources. 

C. CONTENTS OF CURRENT LCP IMPLEMENTATION PLAN RESUBMITTAL 

• 

• 

The City of San Diego has resubmitted the implementation program for its LCP. Section 30513 of the 
Coastal Act requires the Implementation Plan to include the zoning ordinances, zoning district maps and all 
other implementing measures necessary to carry-out the provisions of the various certified land use plan 
segments. Numerous rezonlngs, modifications to existing City ordinances and the creation of several new 
ordinances are proposed by the City to implement the policies of its land use plans. It should be noted that 
the Commission does not have before it the entire City Planning and Zoning Regulations portion of the 
Municipal Code. Furthermore, the City has not submitted all sections of the Land Development Code as 
part of the Local Coastal Program. • 

The City's submittal includes, but is not limited to, the following documents: 
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le Chapter 11, titled "Land Development Procedures" 

Chapter 12, Article 2, titled "Land Use Plans" 

Chapter 12, Article 3, titled "Zoning" 

Chapter 12, Article 6, titled "Development Permits" 

Chapter 12, Article 7, titled "Previously Conforming Premises and Uses" 

Chapter 13, Article 1, titled "Base Zones" 

Chapter 13, Article 2, Division 1, titled "General Rules for Overlay Zones" 

Chapter 13, Article 2, Division 2, titled "Airport Approach Overlay Zone" 

Chapter 13, Article 2, Division 4, titled "Coastal Overlay Zone" 

Chapter 13, Article 2, Division 6, titled "Sensitive Coastal Overlay Zone" 

Chapter 13, Article 2, Division 7, titled "Mobilehome Park Overlay Zone" 

Chapter 13, Article 2, Division 8, titled "Parking Impact Overlay Zone" 

Chapter 13, Article 2, Division 9, titled "Residential Tandem Parking Overlay Zone" 

• Chapter 13, Article 2, Division 10, titled 'Transit Area Overlay Zone" 

Chapter 13, Article 2, Division 11, titled "Urban Village Overlay Zone" 

• 

Chapter 13, Article 2, Division 14, titled "Community Plan Implementation Overlay Zone" 

Chapter 14, Article 1, titled "Separately Regulated Use Regulations" 

Chapter 14, Article 2, titled "General Development Regulations" 

Chapter 14, Article 3, titled "Supplemental Development Regulations" 

D. STANDARDS FOR COMMISSION REVIEW 

The standard for Commission review of the lmpleme·ntation Plan is found in Section 30513 of the Coastal 
Act. It states: 

Section 30513 

The local government shall submit to the commission the zoning ordinances, zoning district 
maps, and, where necessary, other implementing actions, which are required pursuant to this 
chapter. 

If within 60 days after receipt of the zoning ordinances, zoning district maps, and other 
implementing actions, the commission, after public hearing, has not rejected the zoning 
ordinances, zoning district maps, or other implementing actions, they shall be deemed 
approved. The commission may only reject zoning ordinances, zoning district maps, or other 
implementing actions on the grounds that they do not conform with, or are inadequate to carry 
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out, the provisions of the certified land use plan. If the commission rejects the zoning 
ordinances, zoning district maps, or other implementing actions, it shall give written notice of 
the rejection specifying the provisions of the land use plan with which the rejected zoning 
ordinances do not conform or which it finds will not be adequately carried out together with its 
reasons for the action taken. 

The implementation program must therefore be consistent with and adequately detailed and structured to 
carry out the provisions of the certified land use plan segments. 

E. PUBLIC PARTICIPATION 

The City has held numerous community planning group meetings, workshops, Planning 
Commission hearings and City Council meetings with regard to the City's Land Development 
Code preparation. On this amendment alone, there have been many such public forums. 
Consistently, the most widely discussed issues pertaining to the coastal zone have involved 
wetlands preservation, protection of steep hillsides, critical public views protection, the adequacy 
of the proposed coastal development permit process to carry out the provisions of the certified 
land use plans, the ministerial and lessened discretionary nature of the proposed development 
review process and concerns about reduced opportunities for public involvement. 

PART II RECOMMENDED RESOLUTIONS AND MOTIONS AND SUGGESTED MODIFICATIONS 

• 

As noted, staff is recommending that the Commission reject the City's implementation program as 
submitted and then approve the plan with suggested modifications. For the ease of the reader, all of the 
relevant resolutions and motions for these two recommended actions are cited here. Furthermore, the 
suggested modifications are also detailed here. Following the public hearing, staff recommends the • 
Commission adopt the following: 

A. MOTION AND RESOLUTION FOR REJECTION OF THE CITY'S IMPLEMENTATION PLAN 

Motion: 

I move that the Commission reject the Implementation Plan of the City of San Diego Local Coastal 
Program, as submitted. 

Staff Recommendation 

Staff recommends a YES vote which would result in the adoption of the following resolution and 
findings. An affirmative vote of a majority of the Commissioners present is needed to pass the 
motion. 

Resolution to Reject the Implementation Plan: 

The Commission hereby rejects the Implementation Plan of the City of San Diego LCP on the 
grounds that it does not conform with or is inadequate to carry out the provisions of the Land Use 
Plan as certified. There are feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse impact which the approval of the Implementation 
Plan would have on the environment. 

10 
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B. MOTION AND RESOLUTION FOR CERTIFICATION OF THE IMPLEMENTATION PLAN, IF 
MODIFIED 

Motion: 

I move that the Commission approve the Implementation Plan of the City of San Diego LCP if it is 
modified in conformity with the modifications suggested below. 

Staff Recommendation: 

Staff recommends a YES vote for the adoption of the following resolution. The motion requires an 
affirmative vote of a majority of the Commissioners present to pass the motion. 

Resolution to Certify the Implementation Plan, if Modified: 

The Commission hereby approves certification, except for those geographic areas defined in PART 
Ill. B., of the Implementation Plan of the City of San Diego LCP based on the modifications and 
findings set forth below on the grounds that the zoning ordinance, zoning map, and other 
implementing measures conform with and are adequate to carry out the provisions of the Land Use 
Plan as certified. There are no feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse impact which the approval of the Implementation 
Plan if modified, would have on the environment. 

C. SUGGESTED MODIFICATIONS FOR LAND DEVELOPMENT CODE 

• Chapter 11/Artic/e 1/Division 1: General Rules for Land Development Code 

1. Section 111.0101(c), Title, shall be revised to read: 

• 

Chapter X, Article 3 of the Municipal Code contains regulations pertaining to Planned 
Districts as adopted by the City and shall constitute a part of the Land Development Code. 

2. Section 111.0104, Retention of Existing Ordinances, Rules, or Regulations, shall be 
revised to read: 

Where the Land Development Code imposes a greater restriction upon development than is 
imposed or required by other ordinances, rules, or regulations, the provisions of the Land 
Development Code c:gAtr:gl aA" &~all supercede those other ordinances, rules, or 
regulations unless otherwise specifically stated. 

Chapter 111 Article 2/Division 1: Applications 

3. Section 112.0103, Consolidation of Process, shall be revised to read: 

When an applicant applies for more than one permit, map, or other approval for a single 
development, the applications shall be consolidated for processing and shall be reviewed by 
a single decision maker. The decision maker shall act on the consolidated application at the 
highest level of authority for that development as set forth in Section 111.0105. The findings 
required for approval of each permit shall be considered individually consistent with 
Section 126.0105. WQW8"8F1 witl:liR tl:l8 Cgafiltal 0¥8rlay .l9FI81 tl:l8 fiRgiRSfil F89foliF8g fGr a 
QQi8til gQV8I9f?FF18Rt f?8FFFiit iF8 QQRtFQJiiRg. 
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Chapter 11/Artlc/e 2/Divls/on 3: Notice 

4. Section 112.0301 (b)(1 )(G), Types of Notice, shall be revised to read: 

(b) Notice of Future Decision. A Notice of Future Decision shall be provided for an application 
for a permit or other matter acted upon in accordance with Process Two. 

(1) Content. The Notice of Future Decision shall include the following information: 

f'ij An explanation that the decision to approve, conditionally approve, or deny the 
proposed development will be made by City staff, without a public hearing, and 
that the decision date will not be less than 11 business days after the date of 
mailing the Notice of Future Decision to allow for a sufficient time for public 
comment. Tl:l& explaRatiQR will ai&Q i!ii&Rtif¥ a pwgli; QQAU+l&Rt perig!il gf 
&lolftiGi&Rt tiJ;~& tQ taiiQ\'J %lr tl:l& &lolbJ;~iS&iQR Qf QQJ;!J;~&Rt& by J;~tail pFiQF tQ tR& Jgg;l 
Gii&QiiiQR: 

5. Section 112.0301(c)(1)(H), Types of Notice, shall be revised to read: 

Notice of Public Hearing. A Notice of Public Hearing shall be provided before a decision is made 
on an application for a permit, map, or other matter acted upon in accordance with Process 
Three, Process Four, or Process Five, or on an appeal of a Process Two, Process Three, or 
Process Four decision. 

(1} Content. The Notice of Public Hearing shall include the following information: 

(H) A brief description of the general procedures concerning the conduct of hearing and local 
actions and [t]he procedure and requirement for filing an appeal. For Process Three or 
Process Four public hearings, the definition of an interested person for purposes of 
appeal. 

6. Section 112.0302(a), Notice by Mail, shall be revised to read: 

(a} General Provisions. When the Land Development Code requires a Notice of Application, 
Notice of Future Decision, Notice of Public Hearing, or other mailed notice, the notice shall be 
postage prepaid and addressed to the persons identified in Section 112.0302(b). Notice by mail 
shall be considered complete at the time of deposit in the United States MaiL Ngti;e gy l:ltaR!il 
delivery J;~tay be swg&titwt&lil fQr Rliilti;e gy J;~ail rat tl:le dis;retiliiiR gf tt:le City, ex;ept fQr iiRY RliiltisiRg 
reqwired fgr a ;gas\al lil&v&IQpJ;~&Rt perJ;~it 

7. Section 112.0302 (b)(2), (c) and (d)(3), Notice by Mail, shall be revised to read: 

(b) Persons Entitled to Notice. Except as provided in Section 112.0302(c), the Notice of 
Application, Notice of Future Decision, and Notice of Public Hearing shall be mailed to the 
following: 

(2) ·All re&iCii&Rtial aRlit RQRr&&i!ii&Rtial t&RaRt addresses located within 300 feet of the 
boundary of the real property that is the subject of the application, including each address 
within a condominium or apartment complex; .... [and] 

(c) Alternative to Mailed Notice. If the number of tenants and owners to whom notice would be 
mailed in accordance with Section 112.030298) is greater than 1 ,000, notice may be given by 
placing a display advertisement of at least one-eighth page in a newspaper of general daily 
circulation within the City in lieu of mailing, unless the noticing is required for a coastal 
development permit. [and] 
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(d) Notice Address 

(3) A notice mailed to a tenant address shall be addressed "Rssir.ilsRt" "Tenant". 

8. Section 112.0306, Notice for Coastal Development Permits, shall be revised to read: 

All notices for a coastal development permit shall include a statement that the development is 
within the coastal zone, the date of filing of the application and the number assigned to the 
application. When a coastal development permit is to be considered under Process Two or at a 
public hearing, the City Manager shall mail a Notice of Future Decision or Notice of Public 
Hearing to the California Coastal Commission and all persons requesting notice on Coastal 
Development Permits. This notice shall be provided in addition to the other notices required by 
this division. Notices for appealable Coastal Development Permits shall include provisions for 
appeals to the California Coastal Commission. 

Chapter 11/Artic/e 2/Division 5: Decision Process 

9. Section 112.0503(b), Process Two, shall be revised to read: 

(b) Decision Process. The designated staff person may approve, conditionally approve, or deny 
the application without a public hearing. The decision shall be made no less than 11 business 
days after the date on which the Notice of Future Decision is mailed to allow for a sufficient 
time for public comment. A pw91i£ COR:1R:18Rt psriod of swffl£i8Rt tiR:18 to all91.\' for tf:ls sw9R:li&si8R 
of corRFR8Rts 9y FRail will bs l:lsld prior tg tl:l& IG£al r.il&£i&iGR, This 11 business days minimum time 
frame for a staff decision will be extended by a period not to exceed an additional 20 business 
days to allow time for a recommendation by a recognized community planning group, if requested 
by the group's chair, or the chair's designee[ .... ] 

Chapter 11/Artic/e 3/Div/sion 1: Definitions 

10. Section 113.0103, Definitions, shall be revised to read: 

Appealable Area means the area. as defined by California Public Resources Code Section 
30603, within the coastal zone that constitutes the appeal jurisdiction of the Coastal Commission .. 
Atter coertiticoatic;~A of tl:le loco a I cooactal prograJR aAy develop~ReAtc approveCil This area 
includes lands 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 tideline of the sea where there is no beach, 
whichever is the greater distance; aRY d&v&lopR:l&Rt iippj;Qv&d or within 100 feet of any wetland, 
estuary, or stream, or within 300 feet of the top of the seaward face of any coastal bluff. FRay 9& 
app&alsd to tl:l& Coii&tal Cr.ilrRFRi&sir.ilR. The appealable area is shown on Map Drawing No C-730, 
on file in the office of the City Clerk as Document No. 00-17067-1; however, this map may be 
updated as approriate and may not include all lands involving post-LCP certification 
appeal jurisdiction. 

Channelization means the filling or substantial alteration of the floodplain and any artificial flood 
control works designed and constructed to contain all of a specified flood event. 

Coastal bluff means an escarpment or steep face of rock, decomposed rock, sediment, or soil 
resulting from erosion, faulting, 9f:. folding, or excavation of the land mass that has a vertical relief 
of 10 feet or more and is in the coastal zone. It R:lay b& flat, QWIV&d, gr &t&plik& • 

Coastal bluff edge means the s&awiird FRG&t ~termination of the top of a coastal bluff where 
the downward gradient of the land surface begins to increase more or less continuously until it 
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reaches the general gradient of the coastal bluff face, lA a ;asa wl:le111 tl:le111 is a step like feabo1111 
at tl:le tap ef tl:le ggas~J lihl#, tl:la laRGilwar:Q edge gf tl:la tepFReit t:iser sl:lall be G&RsiQ!araGil tl:le blwff 
~· See Section 113.0219 for additional information on determining the coastal bluff edge. 

Coastal development means "developmenr as defined in the California Coastal Act of 1976, 
Section 30106 in the Coastal Overlay Zone, which states "development" means, on land, in or 
under water, the placement or erection of any solid material or structure; discharge or disposal of 
any dredged material or of 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 and kelp harvesting. 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. 

Fill means any soil, excavated or dredged material, riprap, rock, concrete. construction debris, 
pilings, sand or other material or substance that is added to any location on a premises. \Mtl:liR 
tt.:la Caastal Overlay Z&Re, fill &!=tall al&& FR&aR aRy FRaterial ar swbstaRG& 'h11=tigf:l is depasited, 
plaG&d, pwsi:I&Gil, dwFRp&Gil, pwllaGil, traR&part&d, ar FRevaQI ta a A&'# legati&R aRGil tl=la Q&RGilitieR& 
ra&wltiRS tl:l&!11f111FR aRGil it al&& iRGIWGil&i piliRQ& plaggg fgr tl:l& pwrpe&& gf 9!=&GtiRS &tl=b1Gtb1111& 
tl:laraeR 'NR&R le;ateGil iR a swbFRer:gelil are&~, 

Local Coastal Program has the same meaning as stated in the California Coastal Act of 1976, 
Section 30108.6, which states: "Local Coastal Program means a local government's (a) 
land use plans, (b) zoning ordinances, (c) zoning district maps, and (d) within sensitive 
coastal resource areas, other implementing actions, which, when taken together, meet the 
requirements of, and implement the provisions and policies of, this division at the local 
level." iiiRGil FR&iiiR& tl=le City's L.ar:~g '-lsa Q/ar:~s, iii&RiRQ arliliRaRG&&, iii&RiRQ Gilistri•t FRiilp& aRGil atl:ler 
iFRpi&FR&RtiRS aGtieR&, appraveg by tl:la City aRGil G&rtifieGil by tl:le Caa&tal C&FRFRi&&i&R 1 wl:li;l:l wi:I&R 
tak4iR t&Q&tf:l&r:1 FR&&t tf:l& 111qbliF&FR&Rti gf aR(;i iFRpi9FR&Rt tR9 pr:evi&i&Ri aR(;i peligi&& &f tl:l& 
Caa&tal .A.Gt. 

Open fence means a fence that has at least 35 percent of the vertical surface area of each 6-foot 
section open to light. Within the Coastal Overlay Zone, open fence means a fence designed to 
permit public views and does not interfere with public access and that has at least 75 QO. percent 
of its surface area open to light. 

S&Rsitl~ s~ep l:liJI.sigas FR&aR& steep l=lill&id&& Q&RtaiRiRS &RVii=9RFR&Rtally &&R&itiv& l=labitats, er 
&iQRiflgr~~Rt s;er:~i; aFR&Riti&&1 ar p&t&Rtial l:!aiiiarlil& te Gil&\•&l&pFR&Rt, as id&Rtifl&Gil 9R tl:le C&a&tal 
:69R9 a&R&itive al&p9& Map CrawiRS ~lg, c 7~0 (9R fll& iR tl:l& gftige &f tl=l& City Clerk a& 
C&QWFR&Rt ~jg, oo. 17095), 

Temporary event means an activity or use of limited duration that involves the placement of non
permanent structures and/or involves exclusive use of sandy beach, parkland, filled tidelands, 
water, streets or parking area which is otherwise open and available for general public use. For 
purposes of this definition, limited duration means a period of time which does not exceed a two 
week period on a continual basis, or does not exceed a consecutive four month period on an 
intermittent basis. 

Wetlands are defined as areas which are characterized by any of the following conditions: 

1. All areas persistently or periodically containing naturally occurring wetland vegetation 
communities characteristically dominated by hydrophytic vegetation, including but not 
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2. 

3. 

4. 

limited to salt marsh, brackish marsh, freshwater marsh, riparian forest, oak riparian 
forest, riparian woodlands, riparian scrub, and vernal pools; 

Areas that have hydric soils or wetland hydrology and lack naturally occurring wetland 
vegetation communities because human activities have removed the historic wetland 
vegetation or catastrophic or recurring natural events or processes have acted to 
preclude the establishment of wetland vegetation as in the case of salt pannes and 
mudflats; 

Areas lacking wetland vegetation communities, hydric soils and wetland hydrology due to 
non-permitted filling of previously existing wetlands; 

Areas mapped as wetlands on Map No. C-713 as shown in Chapter 13, Article 2, Division 
6 {Sensitive Coastal Overlay Zone). 

It is intended for this definition to differentiate for the purposes of delineating wetlands, between 
naturally occurring wetlands and wetlands intentionally created by human actions, from areas 
with wetlands characteristics unintentionally resulting from human activities in historically non
wetland areas. With the exception of wetlands created for the purpose of providing wetland 
habitat or resulting from human actions to create open waters or from the alteration of natural 
stream courses or within the Coastal Overlay Zone, areas demonstrating wetland characteristics, 
which are artificially created are not considered wetlands by this definition. Taking into account 
regional precipitation cycles, all adopted scientific, regulator, and technological information 
available from the State and Federal resource agencies shall be used for guidance on the 
identification of hydrophytic vegetation, hydric soils and wetland hydrology. 

• Chapter 11/Artic/e 3/Division 2: Rules for Calculation and Measurement 

11. Section 113.0228, Determining Existing Grade, shall be revised to read: 

• 

(a) Existing grade is the ground elevation of the surface of a premises that has never been 
graded or, for a premises that has been graded, and outside the Coastal Overlay zone 
only, the ground elevation that existed on March 4, 1972. This is illustrated in Diagram 
113-02F. 

12. Seco,igR 123.010i(a~ aRCil (b), Cel=tificoa,igR gf Lg;al Cgardal Pa:ggram AmeRCilmeR&Ii 'g 
~QRiRg OrCiliRaRcoea, sl:tiilll l;e revised iQ r&iild: 

(a) Tl:te adopti&R of er la] AR iiiFR&RdFReRt kl iii iiieRiRg oi=QiRaRS& as defiR8d by Ciillifcilr:Riiil 
Qg','8r:RFReRt Code ser;ti&R 6ii50 or otl:ter iJ:~:~pleFReRtiRS astioR tl:tat FR€18t& tl:te F81iJWiF8FR€1Rt& of, 
iiiRd iFRpleFR&Rts tl:t8 provisi&R& of tl:te CiilliklrRiiil 12wblir; Ril&&wrr;es Ced€1, Ci¥i&iQR :201 CiilliforRia 
Coa&tal Ast, rD&R&titwte& iiiR iiiFRiiRdFR&Rt te tl:t€1 City gf StaR Ciego /.gsa/ Ceasta/ fl.rgfJfdr:R. 

(b) Tl:te aFR&RdFR8Rt of iii !.&Gal Coastal Pt:Qgr:QFR iiiORiRg ordiRaRrDe er iFRpliiFRQRtiRS asti&R J:~:~W&t 
l;e Silrtified by tl:te Coastal CoFRJ:~:~i&&ioR iR iiiSrD&rdaRse 'Nitl:t Coastal C&J:~:~FRi&&ioR F8gwliilti&R&. If 
tl:te C&iiletiill C&FRFRi&&i&R sertifi&& a il&RiRg or:diRiiRS8 or: iFRpi&FR&RtiRS ilsti&R 'Nitl:t FR&difisatioR, 
tl:t& City C&WRrDil SRall S&Rdwst a pwblis RiliiiFiRS R&tis&d to SQR&id€1F tl:te FR8difisati9R& RO later tRiiR 
6 J:!:I&Rtl:ts after tl:t€1 Coastal C&FRFRis&i&R iiiStioR. Tl:t& Riliilt=iRS &!:tall be R&tis&d iR arDS9rdaRse 'Nitl:t 
a&Sti9R&112,0~01(s} iiiRd 112 0~08112,0~02(b~ . 
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13. Secthi»R 123.0407, +eMpOFal=)' Eitt'eRte iR the Coastal O~o•eFiay ~oRe, &l:lall be added to 
~ 
~a) VVitl:liR tl:le C;a:a&tal Overlay ZoRe, a Coa&tal Cevelep~eRt Per:~it i& r:e'lwir:eg iR aGilditioR te 

a Te~perai>Y '..l&e Per:~it for i9R!f!9Ffiry 9\'9Rf.w wl:li;l:l ~eat all of tl:le followiRg ;rite ria; 

3) Tl:le &"&At iRVOI'I&& a ;l:lar:g& fQr S&R&Fiill pwbli; aGil~iuieR QF &&atlAS wl:l&r& RO f&& i& 
;wrr:eRtly ;l:larg&d fer w&& of tl:le &a~e ar:ea (Rot iRiiilwdiRS bootl:l or &Rtl1' fees. 

'b) AdditioRaii!{J witl:liR tl:le Coa&tal Overlay ZoR&, a Coastal C9l.'&lop~eRt Per~it i& r&9wir:ed 
iR additioR to a Te~porar:y Wse P&r~it for i9R!f!9Ril)' l'il.'l'iRf.w wl:li;l:l ~eat tt.l& fQIIQ'.viRg 
;riteria aRd !.lave tl:le poteRtial to adver&ely aff&;t pwblig a;;e;; to tt.le &l:lor:eliRe aRGil.tor 
&RviroR~eRtally &&R&itive laRd&. Sw;l:l ;ir;w~staRG8& iR;IwG!e 

(:2) Tl:le eveRt aRGI it& a&&o;iated a;tivitielii or a;;&&lii F89Wir:e~eRtlii will eitl:ler dire;tly or 
iRdire;tly i~pa;t eAviroR~eRtally &&R&itive laJ.uil&; 

(3) Tl:le eueRt i& &QI:ledwleGt ba•le&A Ue~erial Cay !Jl&&k&Rd aRd babor Cay aRd wowld 
r:e&tri;t or ;lo&e to tl:le pwlilli; w&e of road\\'ays or parkiRg area& or otR&PIJi&e sigRiti;aRily 
i~pa;t pwbli; w&e or a;;es& to ;oa&tal waters; 

(4) Tl:le e•JeRt l:la& l:li&torisally re9wired a ;oa&tal develop~eRt per~it to addr:es& am.t 
~oRitor a&so;iateGt i~paliit& to ;oastal r:esowr;es. 

Chapter 12/Artic/e 6/Divlsion 1: General Development Permit Procedures 

12. Section 126.0105, Findings for Development Permit Approval, shall be revised to read: 

An application for a development permit may be approved only if the decision maker determines 
'that the development, as proposed or as conditioned, meets all findings for all required ~ 
permits as provided in Chapter 12, Article 6, Divisions 2 through 98. If the decision maker 
deterrrnnes that any of the findings are not met, the application shall be denied. The decision 
maker shall record the decision in writing and shall specify the evidence or statements presented 
that support the findings. 

13. Section 126.0111 (new g; change g to h), Extension of Time of a Development Permit, 
shall be revised to read: 

(g) An extension of time for a Coastal Development Permit may only be approved if the 
decision maker makes all of the following findings: 

{1) The project as originally approved would not place the occupants or the 
proposed development or the immediate community in a condition dangerous to their 
health and safety; 

(2) There are no changed circumstances which would affect the project's 
consistency with the Local Coastal Program; and, 

(3) No new condition is required to comply with state or federal law. 
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14. Section 126.0112, Minor Modifications to a Development Permit, shall be revised to 
read: 

A proposed minor modification to an approved development permit may be submitted to the City 
Manager to determine if the revision is in substantial conformance with the approved permit If 
the revision is determined to be in substantial conformance with the approved permit, the revision 
shall not require an amendment to the development permit. Within the Coastal Overlay Zone, 
any substantial conformance determination shall be reached through a Process Two review. 

15. Section 126.0113(b), Amendments to a Development Permit, shall be revised to read: 

(b) A proposed change in use from one use category to another or the change, addition, or 
deletion of a use within the same use category may require an amendment to a Neighborhood 
Use Permit or a Conditional Use Permit, depending on the uses allowed by the permit,. 
l•hii!Jl&•Jer, aRy ct:laRge of iR&tiiAaity of ~o~ae will req~o~ire aA aFAeAaFAeAt or a Rew coastal 
c#Qv.e/opme:AtpeARitwitl::liR tt:le Coastal Onrlay ZoAe, 

(e) Within the Coastal Overlay Zone, a proposed change in use which will result in a 
change in intensity of use requires and amendment or a new Coastal Development Permit. 

Chapter 12/Article 6/Division 2: Neighborhood Use Permit Procedures 

16. Section 126.0205(a), Findings for Neighborhood Use Permit Approval, shall be revised 
to read: 

A Neighborhood Use Permit may be approved or conditionally approved only if the decision 
maker makes the following findings: 

(a) The proposed development will not adversely affect the applicable land use plan. Within 
the Coastal Overlay Zone, the granting of any Neighborhood Use Permit shall inclu~ 
finding that the 1=99Wi&t development conforms with, and is adequate to carry out, the 
certified Land Use Plan; 

Chapter 12/Artic/e 6/Division 3: Conditional Use Permit Procedures 

17. Section 126.0305(a), Findings for Conditional Use Permit Approval, shall be revised to 
read: 

An application for a Conditional Use Permit may be approved or conditionally approved only if the 
decision maker makes the following findings: 

(a) The proposed development will not adversely affect the applicable land use plan. Within 
the Coastal Overlay Zone, the granting of a Conditional Use Permit shall include a fiiidfi19 
that the I=99Wi&t development conforms with, and is adequate to carry out, the certified 
Land Use Plan; 

Chapter 12/Artlc/e 6/Division 4: Neighborhood Development Permit Procedures 

18. Section 126.0404(a)(1), Findings for Neighborhood Development Permit Approval, shall 
be revised to read: 

A Neighborhood Development Permit may be approved or conditionally approved only if the 
decision maker makes all of the findings in Section 126.0404(a) and the supplemental findings in 
Section 126.0404(b) through (j 5!) that are applicable to the proposed development as specified in 
this section. 

17 
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(a) Findings for all Neighborhood Development Permits 

(1) The proposed development will not adversely affect the applicable land use plan. 
Within the Coastal Overlay Zone, the granting of a Neighborhood Development 
Permit shall include a finding that the 111qweat development conforms with, and 
is adequate to carry out, the certified Land Use Plan;( .... ] 

Chapter 12/Artic/e 6/Divlsion 5: Site Development Permit Procedures 

19. Section 126.0504(a)(1), Findings for Site Development Permit Approval, shall be revised 
to read: 

A Site Development Permit may be approved or conditionally approved only if the decision maker 
makes all of the findings in Section 126.0504(a) and the supplemental findings in Section 
126.0504(b) through (m) that are applicable to the proposed development as specified in this 
section. 

(a) 

(1) 

Findings for all Site Development Permits 

The proposed development will not adversely affect the applicable land use plan. Within 
the Coastal Overlay Zone, the granting of a Site Development Permit shall include a-
finding that the reqwa&t development conforms with, and is adequate to carry out, the 
certified Land Use Plan; 

20. Section 126.0504 (h) and (i), Supplemental Findings-Historical Resources, shall be 
revised as follows: 

(h) Supplemental Findings--Historical Resources Deviation for Relocation of a Ce&igRated 
Historical Resource 

A Site Development Permit required in accordance with Section 143.0210 because of 
potential impacts to historical resources where a deviation is requested in accordance 
with Section 143.0260 for relocation of a (i/(isigt:~tiifig historical resource may be approved 
or conditionally approved only if the decision maker makes the following supplemental 
findings in addition to the findings in Section 126.0504(a): 

(1) There are no feasible measures, including maintaining the resource on site, that 
can further minimize the potential adverse effects on historical resources; 

(2) The proposed relocation will not destroy the historical, cultural, or architectural 
values of the historical resource, and the relocation is part of a definitive series 
of actions that will assure the preservation of the (i/(isigt:~atfig historical resource. 

(3) There are special circumstances or conditions apart from the existence of 
historical resources, applying to the land that are peculiar to the land and are not 
of the applicant's making, whereby the strict application of the provisions of the 
historical resources regulations would deprive the property owner of reasonable 
use of the land. 

(i) Supplemental Findings-Historical Resources Deviation for Substantial Alteration 
of a QesigRated Historical Resource or Within a Historical District 

A Site Development Permit required in accordance with Section 143.0210 because of 
potential impacts to ggsigr;:,at9d historical resources where a deviation is requested in 
accordance with Section 143.0260 for substantial alteration of a (i/(islgt:~atfig historical 
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resource or within a historical district or new construction of a structure located within a 
historical district may be approved or conditionally approved only if the decision maker 
makes the following supplemental findings in addition to the findings in Section 
126.0504(a) : 

(1) There are no feasible measures, including a less environmentally damaging 
alternative, that can further minimize the potential adverse effects on the 
fifJs!gR~Uir;J historical resource or historical district; 

(2) The deviation is the minimum necessary to afford relief and accommodate the 
development and all feasible measures to mitigate for the loss of any portion of 
the historical resource have been provided by the applicant, and 

(3} The denial of the proposed development would result in economic hardship to 
the owner. For purposes of this finding, "economic hardship" means there is no 
reasonable beneficial use of a property and it is not feasible to derive a 
reasonable economic return from the property. 

21. SedioR 12G.OS04(1){3), SYpplemeRtal fiRCiliRga AffoFCilable WoYaiRg tleRait;' SoRYa, 
it:liiilll Iii& r:&"ii&d to r&ad: 

A pr:gje..t tt:l;t iRsl\.ld& iiiiR ;#QH;Iabl& R9\.liiR9 d&Riit)• b&R\.18 iiiiRd r&ql.lir:&& a Sit& C&'J&I&PJR'llimt 
P&rR'lit iR assor:daRs& 'Nitl:l S&stioR& 143.0750 b&sa~o~s& tl:l& d&¥&1opR'loRt iRvglv&s a tr;Rst8r gf 
QQRWS Q8RSity R'lay bg appFQ\'QQ QF S9Rditi9Riiillly :ilflplFQV8d QR(y if tR8 Q8SiSiQR R'lilk8F R"Jak&i 
tl:l8 fQII9WiR9 Sl.lfilfili8R'l8Rtal ~RdiR9i iR additiQR tg tl:l& ~RdiRfiJS iR S&stiQR 129,0504(a)i 

(3) Appr:&viRg tl:l& Sit& C&)j'&l9fiilR'l&Rt P&rR'lit will R9t adv&r;oly iiilffist tl:l& iiilpplisabl& feRr;J us8 
~/sR 1 saws& sigRi~isaRt ad"8F88 8#8St8 Wp9R tl:l& 8RViFQRR'l8Rt, iii1dV8F88Iy iii1#8St gg(;r iiiiSSQ&S tg 
R8i9l:lb8FiR9 filF9p&rty, QF Vi9liiilt8 tl:l& r:&(QiliiiiRt F89\.lliiiltigRs gf tt:l& biiiiRd 08¥8l9pR'18Rt C9d8 ~ 

(4) 'J\Rtl:liR th& Cgastal Ov&rlay :l9R81 iR assgrdaRso Vlith Gov&r:RR'l&Rt C9Gi8 &5Q15(9, tl:l& 
doRsity boRws sl:lall b& saiQwlatad bas&d QR th& oth&rwis& R"Ja:xiR'li.IR'l allg•Jlabl& r:&sid&Rtiiiill 
d&R&i!y WRd&r th& applis;lill& 40RiR9 grdiRaRQ8 aRd s&rti~&d laRd ~o~sa plaR. Th& oti:I&WJis& 
R"Ja:xiR'li.IR'l allovJablo r:&sidoRtial d&Rsi!y st:lall R'l&aR tl:l& R'la:xiR'lWR'l d&Rsity d&tor:R"JiR&d lily 
applyiR9 all sit& sp&si~s &RViFQRR'l&Rtal d&v&lopR'l&Rt S9RstraiRts applisabl& l.n~d&r: tl:l& s&rtifi&d 
losal soastal prosraR"J, ARy hgwsiR9 d&v&19f!R'l&Rt approv&d p\.lrswaRt to Qgv&r:RR'l&Rt Cod& 
a8Sti9R 95Q1 e sl:lall b8 QQRSiSt&Rt, tg tl:l& R"Ja:XiFRWR'l ~ndORt k.lasibl8 aRd iR a R"JaRR8F R'lOSt 
pF9t&stiv& of seastal r:&sowrses, with all gtl:l&rwis& applisalillo s&rtifi&d losal soastal prgsraR"J 
polisi&s aRd d&1J&19pR'l&Rt star:~dards. Approval gf d&v&l9f!R'l&Rt propgs&d wRd&r tl:lis se..tio~ 
&Rail Fi91.1iF8 a ~RdiR9 tl:lat tl:l& d8Vil9ji1R'l8Rt, i~ it had b88R f!F9f!Oi8d WithO\.It th8 ~5 f!8FS8Rt 
d8RSiW iRSF8a88, W9Wid l:la¥8 Q88R fl.llly S9Rei&t8Rt witt:l tl:le polisi&S aRd Q81J8l9pR'l8Rt 
stiiiiRdards of tl:l& s&rtifi&d lgsal seastal prggraR"J, Q&fQr:& appreviRS a ~5 p&rs&Rt d&Rsity 
iRsr&as&, tl:l& City sl:lall id&Rtify all p&t&Rtial R'l&aR& of aQsOR'lR'ledatiR9 tl:l& 25 p&r:s&Rt d&Rsity 
iRQFia88 aRd thi &#i..ts of SI.ISR R'\QaRS OR sgastal FQSOUFQQS iRall b& SORSid&r:&d, If R'l8aR8 
are id&Rtified te asseR"JR"JOdiit8 tl:l& deR&ity iRsr&as& tl:lat do RQt l:la't8 aR adv&rs& &#8st 9R 
sgastal r&a9WFQ8i, th& d&Rsii}' iRsr&as& shall Iii& assoR"JR"Jodat&d by thos& R'l&aRs. If, t:l91JJ8li&F1 

all pot&Rtial R'l&aR& k.lr ass9R'lR'lodatiRg tl:l& d&Rsity iRsreasQ v:ill l:lav& adv&rs& &ff&sts 9R 
sgastal re;o\.IFQ&S, tl:l& City &Rail r:&qwirg iR'lpl&R'l&RtatioR gf tl:l& R'l&aRs tl:lat iiilr:& R'l9&t prgt&stiv& 
gf sigRifisaRt soastal r:&sowrses. 

22 Se;tieR 12G.Oi04(m)(3), SuppleJReRtal fiACiliRg& tleR&ity SoRY& aRd Af.foFCiable 
WeY&iRg tleviatieR, &Rail b& r:&vis&d tg r&ad: 
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A pr:9j&st tl:lat iRslw~&& aR aff9~abl& l:l&w&iRg fii&Rsft)' 9&Rt.l& aR~ F&GJI.Iir:&& • iit& 
C&'J&I9pFR&Rt P&rFRit iR a;;orCilaRfil& witl:l S&stioR 1 <11 .0790 9&;aw&& tl:l& fii&'J&tgpt:R&Rt 
iR¥91"8& 81 Q8"iati9R fF9FR tl:l& QQR&ity b9Rioli aRQ aff9~abl& l:l9W&iR9 pr:9Vi&i9R& FRay QQ 
appr:9V8~ 9F QQR~iti9Rally appr:gv&Cil 9Riy if tf:l& Cii&Si&i9R FRak&F FRak&& tl:l& f9ll9"'iR9 
swppi&FR&Rtal fir:~Q.ir:lgs iR aCil~iti&R to tl:l& f.iRfiir:~gs iR i&;ti9R 1~9 OaO<l(a)i [ ... ] 

(3) .A.ppr:9viR9 tl:l& iit& C&v&l9pFR&Rt P&rFRit will R9t aGiv&r&&ly att.l;t tl:l& appli;abl& taRfil 
US9 ~'iR 1 Qaloi&Q &igRifiQaRt aCiiV&F&& Q#QQt& lolp9R tl:l& 9RViF9RFR9Rt, QQV9F&&Iy aff&st &9lar: 
aQQ&&& t& R&igl:lb9riR9 pr:9p&rty, gr: vi9lat& tl:l& F&l&vaRt F&gwlati9R& gf tl:l& MwRisipal Coc;lg 
aAQ 

(<1) 'Atitl:liR tl:l& C9a&tal Ov&r:lay 49R&1 iR a;;gr:~aR;& witl:l ,.9"&FRFR&Rt C9~& 95Q15(91 tl:l& 
~&R&ily 99Rt.l& &l:lall 9& ;alswlat&~ 9a&&~ 9R tl:l& 9tl:l&r:wi&& FRa~iFRI.IFR all9wa91& r:&&i~&Rtial 
~&R&ity t.IR~&F tl:l& applisa91& ii9RiR9 9F~iRaRQ& aR~ s&Ftifi&~ laR~ w&& plaR. Tl:l& 9tl:l&F¥ti&& 
FRdl~iFRioiFR all9"'8191& F&&i~&Rtial Cii&R&ity &l:lall FR&QR tl:l& FRii~iFRioiFR ~&R&ity ~&t&r:FRiR&~ by 
applyiRS all &it& &p&;ifis 8R'Iir:9RFR&Rtal ~81J9I9f!FR&Rt Q9R&tr:aiRt& applisa91& t.IR~&r: tl:l& 
;&Ftifi&~ l9sal s9a&tal pr:gsr:aFR. ARy l:l9w&iRS ~&¥&19pFR&Rt appr:9v&~ pwr:swaRt t9 
,.9v&r:RFR&Rt C9~& i&sti9R 95Q15 &l:lall 9& Q9R&i&t&Rt, t9 tl:l& FRa~iFRWFR &~t&Rt f&a&ibl& 
&IR~ iR a FRaRR&F FR9&t pr:9t&sti"& 9f QQii&tal F8&9WFQ8&, Witl:l all 9tl:l&r:1"i&9 appli€a91& 
s&Ftifi&~ I&Qal ;ga&tal pr:gsr:aFR p&lifili&& aR~ ~&•t&l9pFR&Rt &taR~a~&. Appr:gval 9f 
~8V&I9pFR&Rt pF9p9&9~ WR~&F tl:li& &&Sti9R &!:I all F&GJioliF& a fiR~iRS tl:lat tl:l& QQ"&I9pFR&Rt1 if it 
l:la~ 9&&R pr:9p9&&~ witl:l9wt tl:l& ~5 p&FQ&Rt ~&R&ily iR€F&a&&, \'t9WI~ l:lav& 9&&R flollly 
€9R&i&t&Rt witl:l tl:l& p91iSi&& QR~ ~8¥&19pFR&Rt &taR~ a~& gf tl:l& Q&Ftifi&~ 19Sal Q981&tal 
pr:9sr:aFR. i&f9r:& •ppr:9"iRS a ~a p&r:s&Rt ~&R&ity iRQF&a&&, tl:l& City &!:I all i~&Rtify all 
p9t&Rtial FR881Ri 9f ii€fil9FRFR9~atiR9 tl:l& ~5 p&r:Q&Rt ~&R&ity iR€F8a&8 aR~ tl:l& &tt.l;t& 9f 
&loiQI:l FR&QR& 9R .€9a&tal F8&9loii=Q8& &!:I all b& Q9R&i~&F8~ If FR&iiR& elF& i~&Rtifi&d t9 
aQ€9FRFRQ~dlt& tl:l& ~QR&i~' iR;FQQ&Q tl:lat ~g R9t l:laV& QR Q~V8F&8 &tt.lst 9R Q981&tal 
F8&9loii=Q9&, tl:l& ~&R&ity iR€F83&8 &l:lall QQ 81Q€9FRFR9~at9~ by tl:l9&9 FR9aR&: lf1 l:l9"'9"9r:, all 
p9t9Rtial FR981Ri f9r: 81QQ9FRFR9~atiR9 tl:l& ~9R&ity iR€F8ii&8 Willl:la¥8 Q~V&r:&9 9tt.IQt& 9R 
€9a&tal r:&&9t.lr:Q&& 1 tl:l& Cily &l:lall r:&GJI.Iir:& iFRpi9FR&Rtati9R 9f tl:l& FR&aR& tl:lat ar:& FR9&t 
pr:9t&sti119 gf &iSRifisaRt ;ga&tal F&&9t.lr:Q9&. 

Chapter 12/Article 6/Division 6: Planned Development Permit Procedures 

21. Section 126.0604{a)(1), Findings for Planned Development Approval, shall be revised to 
read: 

A Planned Development Permit may be approved or conditionally approved only if the decision 
maker makes all of the findings in Section 126.0604(a) and the supplemental findings in Section 
126.0604(b) that are applicable to the proposed development as specified in this section. 

(a) 

(1) 

Findings for all Planned Development Permits 

The proposed development will not adversely affect the applicable land use plan. Within 
the Coastal Overlay Zone, the granting of a Site Development Permit shall include_a __ 
finding that the F&lift.l&&t development conforms with, and is adequate to carry out, the 
certified Land Use Plan; 

Chapter 12/Article 6/Division 7: Coastal Development Permit Procedures 

22. Section 126.0702(b), When a Coastal Development Permit Is Required, shall be revised 
to read: 

(b) Permits Issued by the Coastal Commission. A Coastal Development Permit or 
exemption F&GJwir:&FR&Rt& for aU proposed coastal development QR • pr:9j&st sit& located 
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~a(:tially QF completely within the Coastal Commission Permit Jurisdiction or in the 
Deferred Certification Area must be obtained from the Coastal Commission. If the 
proposed coastal development is located partially within the City permit jurisdiCtiOn and 
partially within the Coastal Commission jurisdiction, a Coastal Development Permit from 
each agency is required for the portion of the project within the agency's jurisdiction. The 
Coastal Commission Permit Jurisdiction and the Deferred Certification Area are shown 
on Map No. C-730.1 on file in the Development Services Department, the San Diego 
office of the Coastal Commission, and in the office of the City Clerk as Document No. 00-
17067-1. 

23. Section 126.0704(a),Exemptions from a Coastal Development Permit, shall be revised to 
read: 

The following coastal development is exempt from the requirement to obtain a Coastal 
Development Permit. 

(a) Improvements to existing structures are exempt, except if the improvements involve any 
of the following: 

(1) Improvements to any structure located on a beach, wetland, stream, or seaward 
of the mean high tide line, where the structure or proposed improvements would 
encroach within 50 feet of a coastal bluff edge. 

(2) Improvements to any structure that would result in an increase of 10 percent or 
more of interior floor area or an additional improvement of 10 percent or less 
where an improvement to the structure had previously been exempted; an 
increase in building height by more than 10 percent where the structure is 
located between the sea and first public roadway paralleling the sea or within 
300 feet of the inland extent of any beach or of the mean high tide line where 
there is no beach, whichever is the greater distance. The first public roadway is 
shown on Map No. C-730.1 filed in the office of the County Recorder as 
Document No. 00-17069. 

(3) Improvements that result in an intensification of use. For purposes of this section, 
intensification of use means a change in the use of a lot or premises which, 
based upon the provisions of the applicable zone, requires more off-street 
parking than the most recent legal use on the property. tl:le existiRS w&e, QiQ 
aRy legal l.l&e 9f tl:le !9t witl:iiR tl:le 12 FR9Rtl:i& iFRFR&diately ~r&s&diRg tl:i& lilate 9f 
ap~lisati9R f9r a 159R&tr~o~sti9R perFRit 

(4) Any significant alteration of land forms including removal or placement of 
vegetation, on a beach, wetland or sand dune, or within 100 feet of the edge of a 
coastal bluff. 

{5) IFRJoilF9¥&FReRti t9 €1Xi&tiR9 str~o~lii:t~o~res wl:lisl:l iRV9I't'€1 t The demolition or removal of 
50% or more of the exterior walls of the existing structure are R9t exeFRpt g~o~t 
Fatl:ier 159R&titl.lt€1 d€1FR91itigR iiiRd ti:J€1 replas€1FR9Rt ilF1.115boiFQ R€18d& a R&'JJ QQiilital 
d€1"9l&f?FR&Rt p&rFRit. 

{6} The expansion or construction of water wells or septic systems. 

(7) IFRpr&v&FR&Rts tg &xi&tiRg &iRgle faFRily re&id&RQ&G Any significant non
attached structures such as garages, fences, shoreline protective works or 
docks on property located 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 of the sea where there is no beach, whichever is the greater distance, 'NRiQR 
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iR'l9l'a'8 tl:le SQR&trl.lstiiR gf iiiRY &igRifisiiiRt RQR attiiiSR&Q &tl=loiGtloiFe& &loiSR a& 
garage&, f&Rsoe& 1 &l:lereliR& pret&.tive utQr:k& gr ge;ks. 

(8) Any improvement to a structure where the coastal development permit issued for 
the original structure indicated that any future improvements would require a 
development permit. 

24. Section 126.0704(b), Exemptions from a Coastal Development Permit, shall be revised 
to read: 

(b) Repair or maintenance activities are exempt except if the repairs or maintenance involve 
any of the following: 

(1) 

(2) 

Repair or maintenance of a seawall, revetment, bluff retaining wall, breakwater, 
groin, culvert, outfall, or similar shoreline work that involves: substantial 
alteration to the foundation of the protective work strwgQ,tr:Q including pilings and 
other surface or sub-surface structures; the placement, whether temporary or 
permanent, of riprap, artificial berms of sand or other beach materials, or any 
other forms of solid materials on a beach or in coastal waters, streams, wetlands, 
estuaries or on a shoreline protective work ~unless destroyed by natural 
disaster; the replacement of 20 percent or more of the materials of an existing 
structure with materials of a different kind; the placement, whether temporary or 
permanent, of mechanized construction equipment on any sand area, coastal 
bluff, or within 20 feet of coastal waters or streams, except that the use of such 
equipment solely for routine beach and park maintenance shall not require a 
Coastal Development Permit. 

Any repair or maintenance to facilities or structures or any work located within a 
wetland, any sand area, within 50 feet of a coastal bluff edge or wetland, or 
within 20 feet of any coastal waters or streams that include: the placement or 
removal, whether temporary or permanent, of riprap, rocks, sand or other beach 
materials or any other forms of solid materials or the presence, whether 
temporary or permanent, of mechanized equipment or construction materials. 
ex;ept tl:lat ~w9/5; wtif.ity repair aRg r:RiiiRt8RaRiil&1 a& previgec;l WRQ&r iasotigR 
129.0704(1il~ 1 9&1gw1 &l:lall RQt I=&'Jiolir& a Cea&tal !;)gugJgpr:R&Rt P&l=r:Rit. 

(3) URI&&& Gil&&treygg lily Rat1.1ral Gili&a&t8r1 tl:le replalil&r:R&Rt ef ~g p&r:lil&Rt gr r:Rgrg gf a 
&&at#all, r&~t'&tr:R&Rt1 lillwf.f retaiRiRS wall, 9reak.\•.!at&r, greiR gr &ir:Rilar pr&testi&R 
wgr:k loiRQQF QRQ Q'NR&F&I:iip i& RQt repair iiiRQ r:RiiiRt&RiiRQ& lilwt iR&t8ag SQR&titwt8& 
a replas&r:R&Rt strwstwre, Rot JOpair aAd AaaiAteAaAGe r&CiJWiriRS a r;;QUI&ia! 
Qel/4i,!gpR'J813t pirJRit. 

(c) Any development that has been categorically excluded pursuant to Categorical 
Exclusion Order No. X. 

(d) A temporary event which does not meet all of the following criteria: 

(1) The event is held between Memorial Day weekend and Labor Day; and, 

(2) The event will occupy all or a portion of a sandy beach or public parking area; 
and, 

(3) The event involves a charge for general public admission or seating where no 
fee is currently charged for use of the same area (not including booth or entry 
fees). 
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However, a temporary event which does not meet all of the above criteria may 
require a Coastal Development Permt if the City Manager determines the event has 
the potential to adversely affect public access to the shoreline and/or 
environmentally sensitive lands, and the event involves any of the following 
circumstances: 

(4) The event and its associated activities or access requirements will either 
directly or indirectly impact environmentally sensitive lands; 

(5) The event is scheduled between Memorial Day weekend and Labor Day and 
would restrict or close to the public use of roadways or parking areas or otherwise 
significantly impact public use or access to coastal waters; 

(6) The event has historically required a coastal development permit to address 
and monitor associated impacts to coastal resources. 

25. Section 126.0707(c),~. Decision Process for a Coastal Development Permit, shall be 
revised to read: 

~ Conditions may be imposed by the decision maker when approving a Coastal 
Development Permit to carry out the purpose and the requirements of this 
division. The conditions may include a provision for public access, open space, 
or conservation easements or the relocation or redesign of proposed site 
improvements. In any subdivision or other land division, such conditions shall 
~ be imposed at the time of the subdivision or other land division, rather 
than through subsequent development permits. When conditions pertaining to 
public access, open space, or conservation easements are imposed, the City 
Manager shall notify the Executive Director of the Coastal Commission as set 
forth in Section 126.0719. 

(d) When more than one permit, map or other approval is required for a single 
development, the applications shall be consolidated and the action of the decision
maker shall be considered one consolidated action. In the Coastal Overlay Zone, 
this consolidated action shall constitute the coastal development permit. All 
required findings must be made for each approval. These findings shall be 
consolidated and shall constitute the findings of the coastal development permit. 
fgr pFG;&ssiR9· ;;m.t tl:l& ~RdiR9& fgr tAP Cg;sta/ Qp•,<p!Q@f+IPRt ."-Gt:F¥1it shall apply tg the 
~Rtir& d&V8I8prR&Rt1 iR;I~o~liliR9t blolt RQt lirRit&d t&, iiRY laRd dh'isi&R, iRfra&tr:~o~;tl.lr& 
iFRpreveFR&Rts, b~o~ildir:~gs, lar:~lils;apiRS er epeR spa;&, lrr:~pa;ts fGr tl::le &Rtir& develeprReRt 
sl::lall b& assessed iiiiRd FRitigati&R FR&aswres r&qwired tl:lrewgh ;gr:~diti&Rs gf appr&"iiill gf tl::le 
C&asta! /J9~'9JQpr¥1&Rt Pfim:~it For decisions involving coastal development within 
the apPealable area, the entire consolidated decision is appealable to the Coastal 
Commission. 

(e) Any coastal development involving a subdivision pursuant to the Subdivision 
Map Act and any other division of land requires a Coastal Development Permit. 
The land division shall be processed as part of the Coastal Development Permit 
in accordance with the Subdivision Regulations (Chapter 14, Article 4) and 
Subdivision Procedures (Chapter 12, Article 5). Any tentative map, lot line 
adjustment, merger, public right-of-way vacation or public easement 
abandonment may be approved or conditionally approved only if the 
decisionmaker makes the findings pursuant to SeGtiGA 14:1.014&, !!.'ReA 
appligabla, aAu Section 126.0708. 
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26. Section 126.0708(a), (b) (c) and (d), Findings for Coastal Development Permit 
Approval, shall be revised to read: 

An application for a Coastal Development Permit may be approved or conditionally approved only 
if the decision maker makes the following findings: 

(a) 

(b) 

(c 

The proposed coastal development will not encroach upon any existing physical 
accessway that is legally used by the public or any proposed public accessway identified 
in a Local Coastal Program land use plan; and the proposed coastal development will 
enhance and protect public views to and along the ocean and other scenic coastal areas 
as specified in the RQF will it &igRi~QiRtly ggstrw•t id&Rti~&Gil vi&ws tg iRGil iiQRS tl=t& QQ&iR 
iRd gtl=t&r &Q&RiQ QQi&til ir&i& fl:gFR ~wslis '•'9,:J~g& ~gi,:Jf€ iS id&Rti~&d iR i Local Coastal 
Program land use plan; 

The proposed coastal development will not adversely affect environmentally sensitive 
lands S9R&iti119 giglgSiQil F9SQWFQ9S QF S&R&itiV& QQi&til F9SQI.IFQ9 ir&ilij iRd 

The proposed coastal development will QQRfQFFR witl=t tl=t& J.&ss! C&ssts' Pr;ggrs~ is 
consistent with the certified Land Use Plan and complies with all regulations of the 
certified Implementation Program. 

@ For every coastal development permit issued for any coastal development between the 
nearest public road and the sea or the shoreline of any body of water located within the 
Coastal Overlay Zone &I=! ill iRQiwd& i sp&Qi~Q ~RGiliRS tl=tit the coastal development is in 
conformity with the public access and public recreation policies of Chapter 3 of the 
California Coastal Act. 

27. Section 126.0708 (e) shall be added as follows: 

(e). Deviations from Environmentally Sensitive Lands Regulations for Wetlands within the 
Coastal Overlay Zone 

Where a deviation is requested from the wetland provisions of the environmentally 
sensitive lands regulations because the applicant contends that application of the 
regulations would result in denial of all economically viable use, the coastal development 
permit shall include a determination of economically viable use, subject to the following 
process: 

1. Application for economically viable use determination. 

Any applicant that proposes a use other than one permitted within wetlands 
pursuant to Section 143.0130 (d) of the environmentally sensitive lands 
regulations, based on the contention that the uses permitted by the regulations 
will not provide an economically viable use of his or her property, shall apply for 
an economic viability determination in conjunction with the Coastal Development 
Permit application. The application for an economic viability determination shall 
include the entirety of all parcels that are geographically contiguous and held by 
the applicant in common ownership at the time of the application. Before any 
application for a coastal development permit and economic viability determination 
is accepted for processing, the applicant shall provide the following information: 

(A) The date the applicant purchased or otherwise acquired the property and 
from whom. 

24 

• 

• 

• 

• 



• 

• 

• 

• 

CITY OF SAN DIEGO LCPA #1-988 
LAND DEVELOPMENT CODE 
January 14, 1999 

{B) The purchase price and the documentary transfer tax paid by the applicant 
for the property. 

(C) The fair market value of the property at the time the applicant acquired it, 
describing the basis upon which the fair market value is derived, including any 
appraisals done at the time. 

(D) The general plan, zoning or similar land use designations applicable to the 
property at the time the applicant acquired it, as well as any changes to these 
designations that occurred after acquisition. 

(E) Any development restrictions or other restrictions on use, other than 
government regulatory restrictions described in {d) above, that applied to the 
property at the time the applicant acquired it, or which have been imposed after 
acquisition. 

(F) Any change in the size of the property since the time the applicant 
acquired it, including a discussion of the nature of the change, the circumstances 
and the relevant dates. 

(G) A discussion of whether the applicant has sold, leased, or donated a 
portion of or interest in, the property since the time of purchase indicating the 
relevant dates, sales prices, rents, and nature of the portion or interests in the 
property that were sold or leased. 

(H) Any title reports, litigation guarantees or similar documents in connection 
with all or a portion of the property of which the applicant is aware . 

(I) Any offers to buy all or a portion of the property which the applicant 
solicited or received, including the approximate date of the offer and offered price. 

(J) The applicant's costs associated with the ownership of the property 
annualized for each of the last five calendar, including property taxes, property 
assessments, debt service costs (such as mortgage and interest costs), and 
operation and management costs. 

(K) Apart from any rent received from the leasing of all or a portion of the 
property, any income generated by the use of all or a portion of the property over 
the last five calendar years. If there is any such income to report it should be 
listed on an annualized basis along with a description of the uses that generate or 
has generated such income. 

(L) Topographic, vegetative, hydrologic and soils information prepared by a 
qualified professional, which identifies the extent of the wetlands on the 
property. 

(M) An analysis of alternatives to the proposed project and an assessment of 
how the proposed project is the least environmentally damaging 
alternative. The analysis of alternatives shall include an assessment of 
how the proposed project will impact all adjacent wetlands and 
environmentally sensitive habitat areas including those within the overall 
development plan area • 

2. Supplemental Findings- Deviation from the Environmentally Sensitive Lands 
Regulations for Wetlands in the Coastal Overlay Zone 
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The decision maker shall hold a public hearing on any application on a Coastal 
Development Permit that includes a deviation from the Environmentally Sensitive 
Lands Regulations for Wetlands in the Coastal Overlay Zone. Such hearing shall 
address the economically viable use determination. Prior to approving a Coastal 
Development Permit for development within the Coastal Overlay Zone that requires 
a deviation from the wetlands regulations, the decision maker shall make the 
following findings: 

(A) Based on the economic information provided by the applicant as 
well as any other relevant evidence, each use provided for in 
Section 143.0130 (d) of the environmentally sensitive lands 
regulations would not provide an economically viable use of the 
applicant's property. 

(B) Restricting the use of the applicant's property to the uses provided 
for in Section 143.0130 (d) of the environmentally sensitive lands 
regulations would Interfere with the applicant's reasonable 
investment-backed expectations. 

(C) The use proposed by the applicant is consistent with the applicable 
zoning. 

(D) The use and project design, siting, and size are the minimum 
necessary to provide the applicant with an economically viable use 
of his or her property. 

{E) The project is the least environmentally damaging alternative and is 
consistent with all provisions of the LCP with the exception of 
Section 143.0130. 

The findings adopted by the decision-making authority shall identify the evidence 
supporting the findings. 

28. Section 126.0708 (f) shall be added as follows: 

(f) Deviations for Purposes of Encouraging Affordable Housing 

A coastal development permit for a development that includes an affordable housing density 
bonus pursuant to Division 7 shall be approved only if the following additional findings are made: 

( 1) The density bonus does not exceed a 25 percent density increase over the otherwise 
maximum allowable residential density under the applicable zoning ordinance and land use 
element of the general plan, and has been granted only to provide the types of housing 
identified in Government Code Section 65915(b) (i.e., housing for lower income households, 
very low income households, or qualifying residents as defined in Section 51.3 of the Civil 
Code). The otherwise maximum allowable residential density shall mean the maximum 
density determined by applying all site-specific environmental development constraints 
applicable under the coastal zoning ordinances and land use element certified by the Coastal 
Commission. 

(2) The development to which the affordable housing density bonus applies consists of five or 
more units. 

26 

• 

• 

• 

• 



• 

• 

• 

• 

CITY OF SAN DIEGO LCPA #1-988 
LAND DEVELOPMENT CODE 
January 14, 1999 

(3) The development is consistent, to the maximum extent feasible and in a manner most 
protective of coastal resources, with all otherwise applicable certified local coastal program 
policies and development standards. 

(4) If the development had been proposed without the 25 percent density increase, it would have 
been fully consistent with the policies and development standards of the certified local 
coastal program. All potential means of accommodating the 25 percent density increase 
have been identified and the effects of such means on coastal resources have been 
considered. All means of accommodating the density increase that do not have any adverse 
effect on coastal resources have been used, or such means do not exist, in which case the 
density increase has been accommodated by those means that are most protective of 
significant coastal resources. 

(5) If the development includes one of the incentives identified in Government Code Section 
65915(h), the additional incentive is required in order to provide for affordable housing costs 
or rents. All potential incentives have been identified and the effects of each incentive on 
coastal resources have been considered. Only incentives that do not have an adverse effect 
on coastal resources have been granted, or such incentives do not exist, in which case, only 
one incentive has been granted to satisfy the requirement of Government Code Section 
65915 and it is the incentive that is most protective of significant coastal resources. 

The findings adopted by the decision maker shall identify the evidence supporting the findings. 
Such evidence shall include but not be limited to an identification of the potential means of 
accommodating the density increase and the potential incentives that would satisfy Government 
Code Section 65915 . 

29. Section 126.0710(b), (c), (d) and (e)(1), Appeals to the Coastal Commission, shall be 
revised to read: 

(b) A Coastal Development Permit that has been approved or denied for a major public 
works project or a major energy facility as these are defined by California Public 
Resources Code Sections 30114 and 30107, respectively, and Section 13012, California 
Code of Regulations, Title 14, Division 5.5 may be appealed to the Coastal Commission 
if the development authorized by the permit is located anywhere within the Coastal 
Overlay Zone. 

(s) A Cgastal b\Q\,18IQ~R=l8Rt Perr::J:~it ·.vitl:liR tl:le 9fd~9aJatJJe a.rea tl:lat l:las beeR deRied r::J:~ay be 
a~~ealed tg tl:le Cgastal CQR=IR=lissiQR QRiy if tl:le ~erR=~ it is fQr a R=~ajQr ~1.1blis wgrks ~rgjest 
gr a R=~ajgr 8R8F9'1 f.asility gr if tl:le desisiQR R=~aker a~~rgves all gti:Jer req~o~ired 
9eveJ~r:J;~er:~t ~er:r:J;~its gr R=~a~s b1.1t dges RQt r::J:~ake tl:le fir:~9ir:~gs fQr tl:le Cgastal 
bl8'~81Q~R=l8Rt PerR=~it. 

(d) Exhaustion of City Appeal. A decision on a Coastal Development Permit may be 
appealed to the Coastal Commission only after all appeal remedies of the City have been 
exhausted, except that exhaustion of all local appeals shall not be required if any of the 
following occur: an appellant is required to appeal to more local appellate bodies than 
have been certified as appellate bodies for coastal development permits; an appellant 
was denied the right of the initial local appeal by a local ordinance which restricts the 
class of persons who may appeal a local decision; an appellant was denied the right of 
local appeal because local notice and hearing procedures for the development were 
inadequate or an appeal fee is required for the filing or processing of appeals . 

(e) Coastal Commission Responsibility 

(1) If the Coastal Commission determines that a substantial issue exists in an appeal 
of a City Coastal Development Permit, the Coastal Development Permit sgastaJ 
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fiQ•,cs/Qp~fiRt awtl:lgr:iii&Q by tl:lat pe~it becomes the responsibility of the Coastal 
Commission. All future responsibility pertaining to the sgc;sta/ de\'81gp~eRt 
awtl:lgr:iiied by tl:lat Coastal Development Permit lies with the Coastal 
Commission, including any future amendment to, extension to, or enforcement of 
the conditions of approval of the permit. 

30. Se~ioA 12G.071 s, TiMe E~eAeioA tor a Coaatal DevelopFReAt PeAR it, sl:lall be 11P>Ji&ed tQ 
~ 

A Coastal Devel;pFR&Rt Pe~it issweg by tl:le City FRay b& &xt&Rd&d iR asser:daRs& witl:l $&sti&R 
1:29.0111. li';r: exteRsiGR r:eqwest& r:elawd tg a lP&Ii&tc;! ·~~fiRtpir~¥~Ji.. tl:l& r:&'Ji&lN ef tl:l& 
applisatiGR aRd tl:le desi&i9A pr:ese&& &I:! all al&; iRslwd& a Cil&wrFRiRati;R gf ..... ~:~atl:ler er R;t tl:lere 
ar:& sl:laRg&d SiFSWFR&taRS8& \Rat FRay aff&;t tl:l& d&•/&l9f!FR8Rt p&rFRit'& QQR&i&t8Rsy Witl:l tl:l8 
;ertified l..&lPa! Cgastli! ,9,rQ9,ra~, If it i& Cil&t&rFRiRed tl:lat tl:lere are sl:laRg&d sir:swFR&laRG.:&& tl:lat 
affast tl:le Cilevel9pFR&Rt psrFRit!& QQR&istsRsy l.tJitl:l tl:le ssrtifi&d i..gsc;! Cgasta/ Pf.fl9<'1i~ gr: Raw 
£9Riiliti9R8 liiiiFQ F8'!WiF8d tQ Q&FRply UJitR &taw QF f&Cil&r:al hiiVJ; \As &Xt8R&i9R F8!Jiol8&t FRW&t 98 Cii&Ri&d, 
RQ Q9Rditi9Ral appr:gval FRay b& SJr:liiiiAWd aAd a A8V.' Cil&li&IQpFR&At p8FFRit FRW&t lie gbtaiR&d. 

30. Section 126.0717, Permits Issued by the Coastal Commission, shall be revised to read: 

Any person who has a valid Coastal Development Permit issued by the Coastal Commission is 
not required to obtain a Coastal Development Permit for that same coastal development from the 
City. The Coastal Commission is exclusively responsible for the issuance of an amendment to a 
Coastal Development Permit that has been approved by the Coastal Commission, regardless of 
the jurisdictional boundaries governing applications for Coastal Development Permits. The City 
may not grant a Coastal Development Permit for the same coastal development on a site that 
has a previously approved Coastal Development Permit issued by the Coastal Commission 
unless the previously approved permit has expired or been forfeited to the Coastal Commission. 
Following a final decision on a coastal development permit, no applicant or the applicant's 
successor in interest may reapply for a development permit for substantially the same 
development for a period of six months from the date of the prior final decision. 

31. Section 126.0718(b), (c)(f)(1) and (h), Procedures for Emergency Coastal Development 
Permits, shall be revised to read: 

(b) Application. When a coastal emergency exists, an applicant may use the procedures of 
this section instead of the standard application and decision procedures for a Coastal 
Development Permit. However, all emergency Coastal Development Permits shall 
authorize only the minimum necessary to stabilize the emergency teFRpgr:a~ 
d&ll&l9pFR&Rt tl:lat co:aR ~& r&FRQl/&d. In addition, emergency development require~ the 
subsequent processing of a standard Coastal Development Permit application for any 
work authorized on a teFRporaa::y an emergency basis by these procedures. The 
applicant may apply for an emergency Coastal Development Permit in person, by letter to 
the City Manager, or by telephone. 

(c) Contents of Application. The application shall include the following information: 

(1) The nature of the coastal emergency; 

(2) The cause of the coastal emergency; 

(3) The location of the coastal emergency; 

(4) The remedial, protective, or preventive work required to deal with the coastal 
emergency; ~ 
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(5) The circumstances during the coastal emergency that justify the course of action 
taken or to be taken, including the probable consequences of failing to take 
emergency action, and 

(6) Identification of options for addressing the coastal emergency, including the least 
environmentally-damaging alternative. 

(f) Findings. An emergency Coastal Development Permit may be approved or conditionally 
approved only if the City Manager makes the following findings: 

( 1) A coastal emergency exists that requires action more quickly than would be 
permitted by the normal procedures for acquiring a Coastal Development Permit 
and the development can and will be completed within 30 days unless otherwise 
specified in the permit; 

{h) Notice. The City Manager shall provide public notice of the emergency work, with the 
extent and type of notice determined by the nature and time constraints of the coastal 
emergency. Notice of the issuance of an emergency coastal development permit shall 
always be provided to the Coastal Commission. 

32. Section 126.0722, Beach Sand Mitigation Fee, shall be added to read: 
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(~ An applicant for a Coastal Development Permit for a coastal development 
proposal involving a bluff or shoreline protective device may be required, as a 
condition of development approval, to pay a fee to the City of San Diego Beach 
Sand Mitigation Fund held at the San Diego Association of Governments to be 
used for beach replenishment and/or public access improvements within the City 
of San Diego. 

f!!l The fee shall be to mitigate impacts to local shoreline sand supply and/or to 
compensate for direct encroachment by the protective device onto State 
tidelands or public beach. The amount of the fee shall be roughly-proportional to 
the value of the beach area and sand supply lost as a result of the approved 
protective device. The information necessary to quantify potential impacts and to 
calculate a mitigation fee, as discussed within the Beach and Bluff Guidelines in 
the Land Development Manual, shall be included with the permit application. 

33. Section 126.0725, Revocation of Coastal Development Permits, shall be added to read: 

The provisions of this section shall govern proceedings for revocation of a Coastal Development 
Permit. The revocation of a Coastal Development Permit issued by the City shall be considered 
and acted upon in accordance with Sections 121.0313, 121.0314, 121.0315 and 121.0316 of this 
code. However, within the Coastal Overlay Zone, the grounds for revocation of a permit shall 
also include: 

(a) Intentional inclusion of inaccurate, erroneous or incomplete information in connection with a 
coastal development permit application, where the decisionmaker finds that accurate and 
complete information would have caused the decisionmaker to require additional or different 
conditions on a Coastal Development Permit or deny an application; or 

(b) Failure to comply with the notice provisions IMN:eiA.of Section 112.0306 where the views of 
the person(s) not notified were not otherwise made known to the decisionmaker and could have 
caused the decision maker to require additional or different conditions on a Coastal 
Development Permit or deny an application. 

34. Section 126.0722{EXISTING), shall be re-codified as Section 126.0724, Violations of a 
Coastal Development Permit, and shall be revised to read: 

It is unlawful for any person to givi(olw, maintain, use, or undertake coastal development on QF 

(olwvwlgp gr &wggivid& any lot or premises without a Coastal Development Permit if such a permit 
is required for the use or development or to maintain, use, or develop any premises contrary to 
the requirements or conditions of an existing Coastal Development Permit. Violation of any 
provision of this division shall be subject to the enforcement provisions contained in Chapter 12, 
Article 1. Violations of this division shall be treated as strict liability offenses regardless of intent. 

35. Section 126.0805{d), Findings for Variance Approval, shall be revised to read: 

The decision maker may approve or conditionally approve an application for a variance only if the 
decision maker makes the following findings: 

(d) The granting of the variance will not adversely affect the applicable land use plan. ~ 
\.'ilFiaFI-8 i& lil&iRQ &9WQRt iR QQRjWRiilti9R 'Nitl:l ilRY pF9p9&9Q ~9iib/ Qs~f:l:l&R~, tl:l& 
F&qWiF&Q ~RdiFig &l:lall &p&;ify tAat gr.aRtiRS gf tl:l& variaRQ& Q9Rf9FI=Rii witf:l, QRQ i& ad&9Wi1W 
tg garry 9Wl, tR& f?F9¥i&i9Rii gf tRW Q&rtifi&g laRd W&& pl:iiiRz 
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Chapter 12/Article 7/Division 1: General Review Procedures for Previously Conforming 
Premises and Uses 

36. Section 127.0107(a), Change in Use of a Previously Conforming Use, shall be revised to 
read: 

(a) A change in use from a previously conforming use to another use within the same use 
category of the Use Regulations Tables of Chapter 13, Article 1, outside the Coastal 
Overlay Zone, is considered a change of use of equal intensity and retains the previously 
conforming rights for the new use. A change of use from a previously conforming use to 
a use in another use category or to a separately regulated use category of the Use 
Regulations Tables of Chapter 13, Article 1, is not allowed. 

(b) Within the Coastal Overlay Zone, if a change in use from a previously conforming use to 
another use within the same use category of the Use Regulation Tables of Chapter 13, 
Article 1 r+~wit RQt involves any intensification of use iR grGil&r tg FtitaiR the previously 
conforming rights are not retained for the new use. 

(c) Within the Coastal Overlay Zone, if the proposal involves the demolition or 
removal of 50% or more of the exterior walls of an existing structure, the 
previously conforming rights are not retained for the new structure. 

Chapter 13/Artic/e 1/Division 1: General Rules for Base Zones 

37. Section 131.0112(a)(6)(K), Descriptions of Use Categories and Subcategories, shall be 
revised to read: 

(K) Visitor Accommodations- Uses that provide lodging, or a combination of lodging, food, and 
entertainment, primarily to visitors and tourists. (Outside the Coastal Overlay Zone, [i]ncludes 
single room occupancy hotels.) 

Chapter 13/Artic/e 1/Division 2: Open Space Base Zones 

38. Section 131.0222, Table 131-026, Use Regulations Table of Open Space Zones, shall be 
revised as follows: 

1) UAGter Re&ic:leAtial Use CateggriesJSwlil;ateggries, a Aew fggtAgte (11) st:aall tile 
ac:lc:lec:t tg Re&ic:leRtial Car:e r=:a;ilitie& aAGi TraAaitiQRal l=lgwaiRg iR tt:ae OR 1 1 aRGi OR 1 2 
iiQR88j 

2) URc:ter IAiititwtieAal Use Catl;sel=i&s.<aw~;atesgries, a A8\t/ fQetAgte (11) lil:li.ll ~e ac:tc:tec:t tg 
MiRgr Teles81+11+1t.IRi;ati8R f&asility, Majgr Teles81+11+1WRisatigR f&a;ilit.y aAGi Sattillite 4 Rt8RRas 
iR tl:\8 Of& 1 1 6QR8; 

3) Under Commercial Services Use Categories/Subcategories, footnote (7) shall be added to 
Camping Parks, Fairgrounds and Swap Meets in the OF-1-1 zone; 

4) Under Commercial Services Use Categories/Subcategories, a new footnote (12) shall be 
added to Golf Course. Driving Ranges, Helicopter Landing Facilities and Pitch & Putt 
Courses in the OF~1-1 zone; 

5) Under Industrial Use Categories/Subcategories, footnote (7) shall be added to Mining and 
Extractive Industries in the OF-1-1 zone; 
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6} Under the Open Space- Floodplain {OF) Zone category, Footnote 13 shall be added to 
read: Within the Coastal Overlay Zone, no structures are permitted within a floodway; 

7) Footnote (11) shall be added to read: These reaiGieAtial uses are not allowed in the 
Coastal Overlay Zone; and 

8) Footnote (12) shall be added to read: No fill or permanent structures shall be authorized 
for such development in the Coastal Overlay Zone. 

39. Section 131.0250(a) and (b), Allowable Development Area in OR Zones, shall be revised 
to read: 

(a) Within the OR-1-1 zone aAGI eutaiGie the Coastal Onl=la!f Z8Ae, up to 25 percent of the 
premises may be developed subject to the following: [ ... ] 

ffi Within the Coastal Overlay Zone, only uses identified in Section 143.0130 (d) and (e) 
shall be permitted within wetlands subject to the provisions of Section 143.0141 (a) and 

~ 

(4) Within the Coastal Overlay Zone, coastal development on premises containing 
steep hillsides and sensitive biological resources is subject to the encroachment 
limitations set forth in Section 143.0142 (a) • 

(b) A premises within the OR-1-2 zone, aR4 within or partially within the MHPA aAGI outaiGie the 
Caaatal 0\•el=lay ZoAe, is subject to the following regulations: [ .... ] 

(10) Within the Coastal Overlay Zone, only uses identified in Section 143.0130 (d) and 

i!l 
shall be permitted within wetlands subject to the provisions of Section 143.0141 (a) and 

~ 

(11) Within the Coastal Overlay Zone, coastal development on premises containing 
steep hillsides and sensitive biological resources is subject to the encroachment 
limitations set forth in Section 143.0142 (a). 

Chapter 13/Article 1/Division 3: Agricultural Base Zones 

40. Section 131.0322, Table 131-038, Use Regulations Table for Agricultural Zones, shall 
be revised as follows: 

1) UAGier ReaicleAtial Uae Catesoriea/Su~4:ategoriea, a A8'A' footAote {8) ahall ~. aGIGieGI 
to ReaiGieRtial Care fa4:ilitiea aAGI TraRaitioRall=louaiAI for the AR 1 1 aAGI ,oR 1 2 
iiOA811j 

2} Under Commercial Services Use Categories/Subcategories, a new footnote (9) shall be 
added to all Child Care Facilities and Recycling Facilities/Large Collection Facility for the AR-
1-1 and AR-1-2 zones; 

3) Under Industrial Use Categories/Subcategories, a new footnote (9) shall be added to 
Hazardous Waste Research Facility and Hazardous Waste Treatment Facility in the AR-1-1 
and AR-1-2 zones; and 

4) Footnote (9) shall be added to read: These uses are not allowed within the Coastal 
Overlay Zone. 
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Chapter 13/Artic/e 1/Division 4: Residential Base Zones 

41. Section 131.0461(a) and (c), Architectural Projections and Encroachments in 
Residential Zones, shall be revised to read: 

a) The following are permitted architectural projections and encroachments into required yards 
for RS and RX zones and the RM-1-1, RM-1-2, and RM-1-3 zones. These projections and 
encroachments are not permitted in the required fr;Rt aRGI Gtr&&t siGI& s&U~aQks anGI yards 
within view corridors that are designated by land use plans in the Coastal Overlay Zone and 
may not be located in a required visibility area or a required turning radius or vehicle back-up 
area except where development regulations may allow.[ ... ] 

(c) In the RM-2-4, RM-2-5, RM-2-6, RM-3-7, RM-3-8, RM-3-9, RM-4-10, RM-4-11, and RM-5-12 
zones, architectural encroachments listed in Section 131.0461(a) are permitted with the 
following limitations. No permitted projection or encroachment may be located in a the 
required i&U~aQks anGI yards within view corridors that are designated by land use plans in 
the Coastal Overlay Zone or aRGI may Ret bi l;l>at&GI in a required visibility area or a 
required turning radius or vehicle back-up area except where development regulations may 
allow. 

Chapter 13/Artic/e 1/Division 5: Commercial Base Zones 

42. Section 131.0522, Use Regulations Table of Commercial Zones, Table 131-058, shall be 
revised as follows: 

1) Under the Residential Use Categories/Subcategories, a revised footnote (2) shall be 
added to Boarder & Lodger Accommodations; Fraternities, Sororities and Student 
Dormitories! Residential Care Facilities and Transitional Housing and Housing for Senior 
Citizens in the CN and CV zones; 

:2) URGI&r t11i R&siGI&ntial Us& Cat&9QFi&s/S~o~bsat&9QFi&i, a R&W fQgtr:~gt& (1 Q) il:lall be aGIGied 
tg R&sid&Rtial Car& ~asiliti&s aRd TraRGitigRal Ple~o~siR9 iR tR& C~l aRd CV i19Re&; 

3) Under the Institutional Use Categories/Subcategories, a new footnote (10) shall be added 
to Airports; Cemeteries, Mausoleums, Crematories; Churches; a4iR9F & Major 
Telecommunication Facilities; Correctional Placement Centers; Educational Facilities; Energy 
Generation & Distribution Facilities; Historical Buildings Used for Purposes Not Otherwise 
Allowed; Homeless Facilities; Hospitals, Intermediate Care Facilities & Nursing Facilities; 
Major Transmission, Relay, or Communications Switching; and Social Service Institutions in 
the CN and CV zones; 

4) Under the Retail Sales Use Categories/Subcategories, a new footnote ( 1 0) shall be added 
to Swap Meets & Other Large Outdoor Retail Facilities in the CV zone; 

5) Under the Retail Sales Use Categories/Subcategories, a n&w feetRet& (11) GRall be add&d 
t9 Wearing Apparel & Accessories aRQ..i.t. shall be added as a permitted use (P) in the CV 
zone; 

6) Under the Commercial Services Use Categories/Subcategories, a new footnote (1 0) shall 
be added to all Aault liRter:taiAAU~Rt li&taliali&l:u~~eRt&; Boarding Kennels; all Child Care 
Facilities; Helicopter Landing Facilities; Outpatient Medical Clinics; Recycling Facilities, 
except for a Drop·off Facility and Reverse Vending Machines in the CV zone; 

7) Under the Commercial Services Use Categories/Subcategories, a revised footnote (2) 
shall be added to Instructional Studios in the CV zone; 
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8) Under the Offices Use Categories/Subcategories, a new footnote (10) shall be added to 
Medical, Dental & Health Practitioner; Real Estate Sales Offices It Medel WeJRea and Sex 
Offender Treatment & Counseling in the CV zone; 

Q} URd&r tl:l& \AA:Ial&&iiil&, Qi&tRDWQQR iiiRd ital=iiig& Us& C;at&g&rie&!iwD;at&g&Fi8&1 a RiiVJ 
fG&tR&t& (1 0} sl:l;all D& aCild&d til +&~perary C&Rstrw;tiaR it&rage YarCils l.a;at&d 0# sit& iR tl:la 
CVa&Rili 

10) Under the Industrial Use Categories/Subcategories, a new footnote (10) shall be added 
to Newspaper Publishing Plants in the CV zone; 

11) Footnote (2) shall be revised to read: Residential Use and residential parking are 
permitted only as part of a mixed-use (commercial/residential) project. Non-owner occupants 
must reside on the premises for a minimum of 7 consecutive calendar days. Within the 
Coastal Overlay Zone, residential uses and instructional studios are not permitted on the 
ground floor aRCil F&qwiF&d pat:kiRg ;aRR&t g;;wpy ~gre tl:laR 50% gf tl:la grawRd ~ggr iR tl:l& 
CViQR8i 

12) Footnote (10) shall be added to read: These uses are not allowed within the Coastal 
Overlay Zone; and 

13) J;ggtR&ts (11) &l:lall D& added ta Filiiid: +!:lis wsa sl:lall Dil per~itt&g •Nitl:liR tl:l& C&astal 
Ovarial¥ 6gRa. 

43. Section 131.0540(c), Maximum Permitted Residential Density and Other Residential 
Regulations, shall be revised to read: 

The following regulations apply to all residential development within commercial zones: 

(c) Ground Floor Restriction. Residential use and residential parking are prohibited on the 
ground floor in the front half of the lot, except in the CC-3-4, CC-3-5, CC-4-4, CC-4-5, CC-5-
4, CC-5-5, and CV-1-2 zones, where these uses are prohibited on the ground floor in the 
front 30 feet of the lot as shown in Diagram 131-05A Within the Coastal Overlay Zone, 
F&sid&Rtial w&as ara Rat peRIRilted QA tl:la grgwRd ~ggr aRd required parking cannot occupy 
more than 50% of the ground floor in the CV-1-1 or CV-1-2 zones. 

Chapter 13/Article 2/Div/slon 4: Coastal Overlay Zone 

44. Section 132.0402(b), Where the Coastal Overlay Zone Applies, shall be revised to read: 

(b) Table 132-04A shows the sections that contain the supplemental regulations and the 
type of permit required by this division, if any, for specific types of development proposals 
in this overlay zone. Coastal Development Permit procedures are provided in Chapter 
12, Article 6, Division 7. 

Table 132-04A 
Coastal Overlay Zone Applicability 

Type of Development Proposal 

( 1) Coastal development that is 
categorically excluded pursuant 

Supplemental 
Development 
Regulations 

None 
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to order of the Coastal 
commission or that is exempted 
by Section 126.0704 

(2) Any coastal development within See use and Coastal Development 
this overlay zone that is partially development Permit(s) are 
or completely within the Coastal regulations of the issued by the Coastal 
Commission Permit Jurisdiction base zone Commission and the 
or the Deferred Certification Area Ci~ for their reseective 

jurisdictions 

(3) Coastal development in this See use and Coastal Development 
overlay zone that is not exempt development Permit/ProcessTwo or 
under ( 1) of this table or that is regulations of the Three 
not in the area described in (2) of base zone 
this table 

45. Section 132.0403 Supplemental Use Regulations of the Coastal Overlay Zone 

(1) A visual corridor of not less than the side yard setbacks or more than 10 
feet in width, and running the full depth of the premises, shall be preserved 
through the execution and recordation of a deed restriction as a condition 
of Coastal Development Permit approval whenever the following conditions 
exist: 

(A) The proposed development is located on premises that lies 
between the shoreline and the first public roadway, as designated 
on Map Drawing No. C-731, or that is identified for public view 
provisions in a certified land use plan; and 

(B) The requirement for a visual corridor is feasible and will serve to 
preserve, enhance or restore public views of the ocean or any 
classification of public views identified in the applicable land use 
plan. 

(2) If there is an existing or potential public view, but the site is not designated 
in a land use plan as a view to be protected, it is intended that views to the 
ocean shall be preserved, enhanced or restored by deed restricting 
required side yard setback areas to cumulatively form functional view 
corridors and preventing a walled effect from authorized development. 

(3) If there is an existing or potential public view and the site is designated in 
the applicable land use plan as a view to be protected, it is intended that 
such critical views to the ocean be preserved, enhanced or restored by 
designing and siting the coastal development in such a manner as to 
preserve the identified public view, and by deed restricting the required 
visual accessway. 

(4) Where remodeling is proposed and existing legally established 
development is to be retained that precludes full establishment of a desired 
visual accessway as delineated above, preservation of any existing visual 
corridor on the site will be accepted, provided that the existing visual 
accessway is not reduced through the proposed remodeling . 

(5) Open fencing and landscaping may be permitted within the established 
visual accessways, provided such improvements do not significantly 
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obstruct public views of the ocean. Landscaping shall be planted and 
maintained to preserve public views. 

Cllapler 12/At:Ugkfi 2/WviakiR 7; Mg~IJ.fi/IIQIRfl Pat:k Ov.eR.ay ~e 

41, Se;tigA 132.0101, SwppleiReAtal RegwlatigAa ef tl:le Mulailei:IOIRI Park Overlay ZoAe, 
&Rill lie r:evi&IGil t9 r:eag; 

(a~ AIJQQi./QI:Jglflfi par:k& t9 QQGQJ:RJ:ROiitiil mgQiJiROIRfii iRtiRiiiiGil fer Wil a& &iRgle I.IRit 
Gilw&lliRgs; aRlit 

''") 

(1 ~ R&sr:eatioR s~o~illiliRgs, gaJ:Re ;o~o~rts, swiJ:RJ:RiRg pools, aRGil otl:l&r siJ:Rilar fasilities 
iRt8RQ8Q ORiy for tl:l& Wiil of tf:l& r:e&ilii&Rti Of tl:l& IROPJI&I:Jglflfi park iRQ tf:l&ir 
g~o~&&ts; 

'~~ I>IORr:l&ifii&Rtial OGGI.IpaRQy 3QQ9ii0f7' SfFLJOAu'fii &WQI:l a& privati~ garag&&1 

c;;arport&, aRc;i &t9rag& &I:I&Gil&; 

~4) ~igRS ilii p8FJ:Ritt&fil i;y tAil applic;;a918 iliORQj ~ 

\J)Jitl:liR tl:l& Coa&tal Ov&r:lay ~R&, p&rJ:Rittac;t ws&& &l:lall also iR;Iwfil; c;;oJ:RJ:RiFGial aRfil 
pa&siv; r:esr:eatioRal ws&&1 opeR &pas; aRiil l:lasitat w&e&. ARy allewasle w&'i& sl:lall al&o 
QOJ:Rply l!litl:l tl:le EiRViFQRJ:R8Rtally efilR&iti'l'i baRd& r:egwlatiOAi for tl:l& QOS&tal ilOAQ, 

Chapter 13/Artic/e 2/Division 8: Parking Impact Overlay Zone 

46. Section 132.0802(b), Where the Parking Impact Overlay Zone Applies, shall be revised 
to read: 

(b) Table 132-0SA shows the sections that contain the supplemental regulations and the 
type of permit required by this division, if any, for specific types of development proposals 
in this overlay zone. 

Table 132-08A 
Parking Impact Overlay Zone Applicability 

Type of Development Proposal 

(1) 

(2) 

Any single dwelling unit development 
located within the campus impact 
area 

Any residential and nonresidential 
development located within the 
beach impact area and any multiple 
dwelling unit development located 
within the s&a;l:l iJ:Rpa;t ar:ea or 

Supplemental 
Development 
Regulations 

See the parking 
regulations in Section 
142.0520 

See the parking 
regulations in Sections 
142.0520, 142.0525, -
and 142.0530 
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Required Permit Type/ 
Decision Process 

No permit required by this 
division 

No permit required by this 
division 

i 

• 

• 

• 



• 

• 

• 

CITY OF SAN DIEGO LCPA #1-988 
LAND DEVELOPMENT CODE 
January 14, 1999 

Type of Development Proposal Supplemental Required Permit Type/ 
Development Decision Process 
Regulations 

campus impact area 

(3) Any eating and drinking See the parking No permit required by this 
establishment that is located in the regulations in Section division 
coastal impact area and in the CC-5- 142.0530(b) 
2, CC-5-4, or CC-3-5 zones 

Chapter 13/Article 2/Division 14: Community Plan Implementation Overlay Zone 

47. Section 132.1402(b), Where the Community Plan Implementation Overlay Zone 
Applies, shall be revised to read: 

(b) Table 132-148 shows the location of the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-148 
Community Plan Implementation Overlay Zone Applicability 

Type of Development Proposal 

(1) Interior building improvements that do 
not involve a change in use or provide 
additional floor area, or improvements 
that do not require a construction permit 

(2) Any development within the boundaries 
shown on 
a map identified in Section 132.1402, 
where the 
map shows "Type A" and the proposed 
development complies with the 
development standards or criteria in the 
applicable communi!l plan 

(3) Any development within the boundaries 
shown on 
a map identified in Section 132.1402, 
where the 
map shows "Type A" and the proposed 
development does not comply with the 
development standards or criteria in the 
applicable community plan 

(4) Any development within the boundaries 
shown on 
a map identified in Section 132.1402, 
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Development Permit Type/ 
Regulations Decision 

Process 

None--Exempt No permit 
from this division required by 

this division 

Refer to the No permit 
applicable required by 
community plan this division 

Refer to the Site 
applicable Development 
community plan Permit/ 

Process Three 

Refer to the Site 
applicable Development 
community plan Permit/ 
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Type of Development Proposal 

where the 
map shows "Type B" 

Supplemental 
Development 
Regulations 

Required 
Permit Type/ 
Decision 
Process 

Process Three 

Chapter 14/Article 1/Division 2: Agriculture Use Category-Separately Regulated Uses 

48. Section 141.0202(a), Commercial Stables, shall be revised to read: 

Commercial stables are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones} subject to Section 141.0202(a). 
Commercial stables may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to Section 141.0202{b). 

(a) Limited Use Regulations 

(1) Commercial stables require a lot area of at least 5 acres. 

(2) No structures other than portable structures are permitted within a floodway. Within the 
Coastal Overlay Zone, no structures, including portable structures, are permitted within 
a floodway. 

Chapter 14/Artic/e 1/Divislon 3: Residential Use Category-Separately Regulated Uses 

49. Section 141.0301 (d), Boarder and Lodger Accommodations, shall be revised to read: 

Boarder and lodger accommodations are permitted as a limited use in the zones indicated with 
an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. [ ... ] 

(d) Off-street parking shall be provided at a rate of 1 space for each 2 boarders or lodgers. 
Within the Beach Impact Area of the Parking Overlay Zone, off-street parking shall be 
provided at a rate of 1 space for each boarder or lodger. 

50. Section 141.0310(b), Housing for Senior Citizens, shall be revised to read: 

Housing for senior citizens may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables 
in Chapter 13, Article 1 (Base Zones} subject to the following regulations. [ ... ] 

(b) Housing for senior citizens may be permitted a density bonus of up to 50 percent over that 
permitted by the base zone, except within the Coastal Overlay Zone, where housing for 
senior citizens may be permitted a density bonus of up to 25 percent over that permitted by 
the base zone. All bonus units built over the allowable density of the base zone must 
comply with Chapter 14, Article 3, Division 7 {Affordable Housing Density Bonus 
Regulations}. Proposed developments that provide daily meals in a common cooking and 
dining facility, and provide and maintain a common transportation service for residents, may 
be exempt from the affordability requirement of Chapter 14, Article 3, Division 7. 

Chapter 14/Article 1/Division 4: Institutional Use Category-Separately Regulated Uses 
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51. Section 141.0404(a)(1) and (b)(1), Churches and Places of Religious Assembly, shall be 
revised to read: 

Churches and places of religious assembly are permitted as a limited use in the zones indicated 
with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to 
Section 141.0404(a). Churches and places of religious assembly that do not comply with Section 
141.0404(a) may be permitted with a Conditional Use Permit decided in accordance with Process 
Three subject to Section 141.0404(b). Churches and places of religious assembly may also be 
permitted with a Conditional Use Permit decided in accordance with Process Three in the zones 
indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to Section 141.0404(b). 

(a) Limited Use Regulations 

(1) Churches and places of religious assembly are not permitted within the MHPA or in 
floodplains located in agr:i;wltwr:ally :ZQR&d ar:&a& gf the Coastal Overlay Zone. [ ... ] 

(b) Conditional Use Permit Regulations 

(1) Churches and places of religious assembly are not permitted within the MHPA or in 
floodplains located in agri;wltwr:ally ilQR&d rar:&a& gf the Coastal Overlay Zone. [ .... ] 

52. Section 141.0405(d)(1), Communication Antennas- Major Telecommunication 
Facilities, shall be revised to read: 

(d) Major Telecommunication Facilities 

Major telecommunication facilities may be permitted with a Conditional Use Permit decided 
in accordance with Process Three in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

{1) Major telecommunication facilities are not permitted in the following locations: 

[ ... ] 

(D) On properties within the MHPA and/or containing sensitive steep hillsides, or within 
public view corridors or view sheds identified in applicable land use plans. 

53. Section 141.0407(a), Educational Facilities-Schools for Kindergarten to Grade 12 and 
Colleges/Universities, shall be revised to read: 

Educational facilities may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 {Base Zones) subject to the following regulations. 

{a) Permanent development associated with educational facilities is not permitted in agricultural 
zones in the future urbanizing area or within floodplains located in agri;wltwr:ally :ZQR&d ar:&a& 
Qf the Coastal Overlay Zone. 

54. Section 141.0413{a), Hospitals, Intermediate Care Facilities, and Nursing Facilities, 
shall be revised to read: 

Hospitals, intermediate care facilities, and nursing facilities may be permitted with a Process Four 
Conditional Use Permit in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations . 

{a) These facilities are not permitted in agricultural zones in the future urbanizing area or within 
floodplains located in agriswltwr:ally ilQR&d 4ir:&as gf the Coastal Overlay Zone. 
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Chapter 14/Artlcle 1/Divislon 6: Commercial Services Use Category-Separately 
Regulated Uses 

55. Section 141.0610(a), Helicopter Landing Facilities, shall be revised to read: 

Helicopter landing facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Five in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Helicopter landing facilities are not permitted in floodplains located iR agFiGwltwFQIIy ii~R&g 
ar:&as ~f the Coastal Overlay Zone. 

56. Section 141.0614(a), Nightclubs and Bars over 5,000 Square Feet in Size, shall be 
revised to read: 

Nightclubs and bars over 5,000 square feet in size may be permitted with a Conditional Use 
Permit decided in accordance with Process Four in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) 

57. Section 141.0615{b)(4), Outpatient Medical Clinics, shall be revised to read: 

Outpatient medical clinics are permitted as a limited use in the zones indicated with an "L" in the 
Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to Section 141.0615(a}. 
Outpatient medical clinics may be permitted with a Neighborhood Use Permit in the zones 
indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to Section 141.0615(b). [ ... ] 

(b) Neighborhood Use Permit Regulations [ ... ] 

(4) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. Within the Beach Impact Area, off-street 
parking shall be provided at a ratio not less than one parking space for every 250 sq. ft. 
of gross floor area. 

58. Section 141.0617(a), Private Clubs, Lodges, and Fraternal Organizations, shall be 
revised to read: 

Private clubs, lodges, and fraternal organizations are associations of persons, whether 
incorporated or unincorporated, for the promotion of some common social, cultural, educational, 
religious, or recreational objective. This use does not include churches or any group whose 
primary objective is a business customarily carried on for a profit. 

Private clubs, lodges, and fraternal organizations may be permitted with a Conditional Use Permit 
decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) 

59. Section 141.0621(o), Sidewalk Cafes, shall be added to read: 
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Sidewalk cafes may be permitted with a Neighborhood Use Permit in the zones indicated with an 
"N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the provisions 
of this section. : Within the Beach Impact Area, sidewalk cafes shall not exceed 200 sq. ft. in area 
without providing parking. Required parking shall be provided at a ratio not less than one parking 
space for every additional200 sq.ft. (or portion thereof) above the first 200 sq. ft. 

60. Section 141.0623(a), Theaters That Are Outdoor or over 5,000 Square Feet in Size, shall 
be revised to read: 

Theaters that are outdoor or over 5,000 square feet in size may be permitted with a Conditional 
Use Permit decided in accordance with Process Four in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Off-street parking shall be provided at a level sufficient to serve the facility without impacting 
adjacent or nearby property. Within the Beach Impact Area, off-street parking shall be 
provided at a ratio not less than one parking space for every three fixed seats or one space 
for every 21 sq. ft. of gross floor area where there are no fixed seats. 

61. Section 141.0624(a), Veterinary Clinics and Animal Hospitals, shall be revised to read: 

Veterinary clinics and hospitals may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables 
in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Veterinary clinics and hospitals are not permitted in agricultural zones in the future 
urbanizing area, except as an accessory use within a zoological park, or within floodplains 
located in agt=iswltwrlllly ilSROQ at=ea& sf the Coastal Overlay Zone . 

Chapter 14/Artic/e 1/Division 9: Wholesale, Distribution and Storage Use Category
Separately Regulated Uses 

62. Section 141.0902(a), Junk Yards, shall be revised to read: 

Junk yards may be permitted with a Conditional Use Permit decided in accordance with Process 
Four in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) Junk yards are not permitted in agricultural zones in the future urbanizing area or within 
floodplains located in asr:iswltwrally iiiORod area& sf the Coastal Overlay Zone. 

Chapter 14/Artic/e 2/Division 3: Fence Regulations 

63. Section 142.0305(b), When Fence Regulations Apply, shall be revised to read: 

(b) Table 142-03A shows the applicable regulations and the type of permit required by this 
division, if any, for specific types of fences. 

TYPE OF DEVELOPMENT 
PROPOSAL 

Table 142-03A 
Fence Regulations Applicability 

APPLICABLE REGULATIONS 
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TYPE OF DEVELOPMENT APPLICABLE REGULATIONS 
PROPOSAL 

Any fence with a height less Sections 142.0310-142.0330, 
than 142.0360-142.0380 
6 feet 

Any fence with a height of 6 Sections 142.0310-142.0330, 
feet 142.0360-142.0380 
Or greater 

Any retaining wall with a Sections 142.0340, 142.0370, 
height 142.0380 
Less than 3 feet 

Any retaining wall with a Sections 142.0340, 142.0370, 
height of 142.0380 
3 feet or greater 

Any fence or retaining wall Section 142.0350 
exceeding the height 
permitted in Section 
142.0310, 142.0320, 
142.0330, and 142.0340. 

Any_ fence or retaining_ wall Section 142.0310-142.0380 
located on p_remises that 
lies between the shoreline 
and the first p_ublic 
roadwa:t as desig_nated on 
Map_ Drawing_ No. C-7311. 

Chapter 14/Artic/e 2/Division 4: Landscape Regulations 

64. Section 142.0412, Brush Management, shall be revised to read: 

REQUIRED PERMIT 
TYPE/ 
DECISION 
PROCESS 

No permit required 
by this division 

Building 
Permit/Process One 

No permit required 
by this division 

Building Permit/ 
Process One 

Neighborhood 
Development 
Permit/Process Two 

Coastal 
Develo~ment 
Permit/Process 
Three - A~~ealable 

(a) Brush management is required in all base zones for the types of development listed below 
when they are adjacent to any highly flammable area of native or naturalized vegetation that 
is greater than 1 0 acres as mapped by the City of San Diego, or adjacent to any area of 
native or naturalized vegetation that is greater than 50 acres, as shown in Table 142-04A; 
however, within the Coastal Overlay_ Zone, brush management is required for all coastal 
develop_ment within the MHPA and/or adjacent to ssRsiti'.<s steep_ hillsides containing 
sensitive biological resources. 
(1) New structures 
(2) Additions to structures 
(3) Subdivisions that create lots where new structures could be located 
(4) Existing structures 

(b) Brush Management Zones. Where brush management is required, a comprehensive 
program shall be implemented that reduces fire hazards around structures by providing an 
effective fire break between all structures and contiguous areas of flammable vegetation. 
This fire break shall consist of two distinct brush management areas called "Zone One" and 
"Zone Two" as shown in Diagram 142-04D. 

Diagram 142-04D 
Brush Management Zones 
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(1) Brush management Zone One is the area adjacent to the structure, shall be least 
flammable, and shall consist of pavement and permanently irrigated ornamental 
planting. Brush management Zone One shall not be allowed on slopes with a gradient 
greater than 4:1 (4 horizontal feet to 1 vertical foot) unless the property that received 
tentative map approval before November 15, 1989. However, within the Coastal 
Overlay Zone coastal development shall be witl:liR tl:la MI=IP 4 •mil/gr lildjlils&Rt tg 
S9Rsith'9 st9sp /:#i!!siflr~s, ~QR& OR& sl:llilll 9e • r:RiRir:r:n,u;'l 30 feat iR widtl:lliiRd subject to 
the encroachment limitations set forth in Section 143.0142(a)(4) 143.0148 of the 
environmentally sensitive lands regulations. 

(2) Brush management Zone Two is the area between Zone One and any area of native or 
naturalized vegetation and shall consist of thinned, native or naturalized vegetation . 
\"Atl:liR tl:le Cglil&\al Ovarl•y ~QR&, witl:liR tl:le MI=IPA liiRdlgr aQjliiS&Rt t& &&Rsiti'l& st&O¥¥ 
/:#fJJ.slfl&s, &Riy s&l&stiv& slaariRS i& parr:Ritt&d witl:liR ~iR& Tw& wl:lisl:l d&&i R&t all&w tl:l& 
Wl:lil&sal& llll&ariRS iF llllolttiRS gf &Xi&tiRS \f&Q&tati&R d&WR tg a loiRif&rr:R l:leigl:lt1 aRd 
parr:Rits iRdi•lidwal R&R in:igat&d plaRt grgwpiRQi &ver 1 Q iRsl:l&& iR l:leigl:lt t& r-a retaiR&d 
pFilo'idid tl:l&y gg Rit iXSiiQ 400 i!J.ft. iR area aRd tl:leir SQI+lQiR&d SiV&FaQ& diii Rit 
exseed sO perseRt gf tl:le t&tal Z&Re Tw& are;, 

(c) Where brush management is required by this Section, the width of Zone One and Zone Two 
shall meet or exceed that shown in Table 142-04H. Where development is adjacent to 
slopes or vegetation that meets the criteria shown in the table, the required Zone One and 
Zone Two width shall be increased by the dimension shown. \0,ijtl:liR tl:le C&a&tal Overlay 
Z&Re, iRsid& tl:le MI=IPA aRiilJ&r aQjaseRt tg &&Rsitiv& st9&p /:#JIJsifles, l:l&we-ver, tl:llil s&r:RQiR&Iil 
widtl:l gf Z&R& ORe aRlit Z&Re Tw& sl:lall 9e at lea&t eO feet aR<ol swUkieRt wi4iltl:l t& all&w at 
l&a&t 90~ gf tl:l& aQjas&Rt Rati'.'& ·.~eset;ti&R t& 9& retaiRe4il iR tf:llil area 1.'<1itl:liR 100 f'i&t gf 
strwstwr&&. Witf:liR tl:l& aQjas&Rt Rative iii&Re, iRG!ivid~o~al R&R irrisated plaRt gr&wpiRQ& &'l&F 1 Q 
iRsf:le& iR f:leigl:lt &l:lall 9& retaiR&4il prgviged tl:lg&e sr&wpiRSi d& R&t exse&d 990 &q, ft. iR •rea, 
Both Zone One and Zone Two shall be provided on the subject property unless a recorded 
easement is granted by an adjacent property owner to the owner of the subject property to 
establish and maintain the required brush management zone(s) on the adjacent property in 
perpetuity. 

Criteria 

Table 142-04H 
Brush Management Zone Width Requirements 

Property Location 
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Criteria 

Minimum Zone One Width (See Section 
142.0412[d]) 

Additional Zone One Width (See Section 
142.0412[e]) Required when development is 
adjacent to slopes greater than 4:1 gradient 
that are 50 feet or greater in vertical height; or 
adjacent to vegetation greater than 24 inches 
in height; or adjacent to the MHPA 

Zone One Width Within the Coastal Overlay 
Zone for subdivisions of land containing 
witl:liR MFIRI>, iiR~/gr a~jaw&Rt tg Steep 
~&R&itit,lQ Hillsides with sensitive biological 
resources 

Minimum Zone Two Width (See Section 
142. 0412[f]) 

Additional Zone Two Width 
Required when Zone Two is on slopes greater 
than 4:1 gradient that are 50 feet or greater in 
vertical height, or the vegetation in Zone Two 
is greater than 48 inches in height. This 
additional width is not required for Zone Two 
located within the MHPA 

;6QR& :f.t,t,~Q Wi~~l:l !PA~I:IiR tl:la G9a&tal 0¥&r.la;c 
69Ra l,.t,litl:liR MF!j;!A aRd,!Qr: adjaw&Rt tQ ~taap 
~aR&iti¥& Flillsi~a& 

Property Location 

West of Interstate East of Interstate 
805 and El Camino 805 and El Camino 

Real Real 

20ft. 30ft. 

5 ft. 5 ft. 

30ft. min 

20ft. 40ft. 

10ft. 10ft. 

~0 ft.FRiR 

. (d) The width of brush management Zone One shall be increased by 10 feet for structures that 
do not meet all of the following requirements: 

( 1) Roof material shall be fire retardant. Wood shake shingles, whether fire retardant 
treated or untreated, are not permitted. 

(2) Walls, eaves, and overhangs shall be one-hour, fire-resistive. 

(3) Eave vents shall be covered with wire screen not to exceed 1/4-inch mesh. 

(e) Where additional Zone One width is required adjacent to the MHPA or within the Coastal 
Overlay Zone, any of the following modifications to development regulations of the Land 
Development Code or standards in the Land Development Manual are permitted to 
accommodate the increase in width: 

(1} The required front yard setback of the base zone may be reduced by 5 feet, 

(2) A sidewalk may be eliminated from one side of the public right-of-way and the minimum 
required public right-of-way width may be reduced by 5 feet, or 

(3) The overall minimum pavement and public right-of-way width may be reduced in 
accordance with the Street Design Standards of the Land Development Manual. 
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(f) The minimum Zone Two width may be decreased by 2 feet for each 1 foot of increase in 
Zone One width over the minimum shown in Table 142-04H; 1:\gw&v&r, ',tJitl:liR tl:l& Cg:asbl 
Ov&rl:ay :.lgR&, iR&iliif& tl:le Ml=lf;l.A. taRGilGr :a(,ij:a;sr:~t tg S914sltiv~ st99@ ~l!/.siQ&s, tl:l& ;gr.:~=~~iR&Iiif 
wiliiftl:l gf :.lgR& OR& :aRiiif :.lgR& Twg sh:all Rit ~& l&ss tl:l:aR @0 fi&t taRiiif sl:l:all ~& gr&:at&r, if 
F8'1Wir&liif, tg r&tiiiR rat Iii it @0 pi~Q&Rt gf tl:l& iiliifjiiQ&Rt Riili¥8 Vi!J&btiiR tg Witl:liR 100 figt gf 
strwstwrss. 

(g) no change 

(h) Zone Two Requirements 

(1) The required Zone Two width shall be provided between Zone One and the 
undisturbed, flammable vegetation, and shall be measured from the edge of Zone One 
that is farthest from the habitable structure, to the edge of undisturbed vegetation. 

(2) No structures shall be constructed in Zone Two. 

(3) Within Zone Two, 50 percent of the plants over 18 inches in height shall be cut and 
cleared to a height of 6 inches; l:liW&'J&r, witl:lin tl:l& Cgrastral Ov&rlay ZiRi iR&iliif& tl:l& 
MI=IP.A. iiRiiif/gr aQja;&At tg S914Si~;..'9 st99f? ~#JsiliiJ9s, inliifiviliifwral AiR irFigrat&liif plaRt 
fi!FiWpiRSi QV&F 1 iii iRQRii iA l:l&iSI:lt il:liill ~8 ~&tain&liif priviliif&liif tl:l&y liifg Ail 8XS88Q 400 
sq.1:t. in ar&a ar:Hil tl:l&ir sgr.:~=~idiR&d Si'Jirrag& gggs ru~t &xs&&liif 80 pers&Rt gf tl:l& tgtral ;lgng 
Twg rar&:a. 

(4) Within Zone Two, all plants remaining after 50 percent are cut and cleared shall be 
pruned to reduce fuel loading in accordance with the Landscape Standards in the Land 
Development Manual. Tl:lis privisign is Ait applisra~l& witl:liR tl:l& Cgastal 0¥&rlay ZiR& 
iidjiiS&Rt tg 89Riitill9 if99p ~ff!JslliiJ9S . 

(5) The following standards shall be used where Zone Two area is proposed to be planted 
with new plant material instead of clearing existing native or naturalized vegetation: 

(A) All new plant material for Zone Two shall be native or naturalized, low-fuel, and 
fire-resistive. Inside the MHPA and witl:liR tl:l& Cgrastral 0¥&rlay ZiR& adjacent to 
areas containing sensitive it99@ ~i#slr:Jgs biological resources, no non-native 
plant material may be planted in Zone Two. 

(B- D) no change 

(6) no change 

(I) The Fire Chief may modify the requirements of this section if the following conditions exist: 

( 1) The modification to the requirements shall achieve an equivalent gr sr&at&r level of fire 
protection as provided by this section, other regulations of the Land Development 
Code, and the minimum standards contained in the Land Development Manual; and 

(2) The modification to the requirements is not detrimental to the public health, safety, and 
welfare of persons residing or working in the area. 

U) If the Fire Chief approves a modified plan in accordance with this section as part of the City's 
approval of a development permit, the modifications shall be recorded with the approved 
permit conditions. 

(k) For existing structures, the Fire Chief may require brush management in compliance with 
this section for any area. independent of size, location, or condition if it is determined that an 
imminent fire hazard exists; tl:l&F&fire, &w#isi&Rt s&t~rask frir.:~=~ :ar:~y l:ligl:lly flar.:~=~r.:~=~ra~le rar&a gf 
Aativ& gr RratwraliiliiAS v&g&tati9R sl:lrall b& r&'fWir&d fir A8'N d&v&l9pR=18Rt iR prir.:~=~is&s 

45 



CITY OF SAN DIEGO LCPA#1-9BB 
LAND DEVELOPMENT CODE 
January 14, 1999 

(I) Brush management for existing structures shall be performed by the owner of the property 
that contains the flammable vegetation. This requirement is independent of whether the 
structure being protected by brush management is owned by the property owner subject to 
these requirements or is on neighboring property. 

Chapter 14/Artic/e 2/Divlsion 5: Parking Regulations 

65. Section 142.0505, When Parking Regulations Apply, shall be revised to read: 

These regulations apply in all base zones and planned districts, with the exception of those areas 
specifically identified as being exempt from the regulations, whether or not permit or other 
approval is required. 

Table 142-05A identifies the applicable regulations and the type of permit required by this 
division, if any, for the type of development shown. 

Table 142-05A 
Parking Regulations Applicability 

Type of Development Proposal Applicable Required Permit Type/ 
Regulations Decision Process 

Any single dwelling unit residential Sections 142.0510, No permit required by this 
development 142.0520 and division 

142.0560 

Any multiple dwelling unit residential Sections 142.0510, No permit required by this 
development 142.0525 and division 

142.0560 

Any nonresidential development Sections 142.0510, No permit required by this 
142.0530, and division 
142.0560 

Multiple dwelling unit projects in Section 142.0525(c) No permit required by this 
planned urbanizing communities that division 
are processing a planned 
development permit. 

Off-premises parking for development Section 142.0535 No permit required by this 
in urbanized communities division 

Commercial uses on small lots Section 142.0540(a) No permit required by this 
division 

Nonresidential developments that Section 142.0540(b) Neighborhood 
exceed maximum permitted parking Development Permit 

/Process Two 

Nonresidential developments that Section 142.0540(c) Site Development 
vary from minimum parking Permit/Process Three 
requirements with a TOM Plan 

Shared parking for specified uses Section 142.0545 No permit required by this 
division 

Shared parking for nonspecified uses Section Neighborhood 
142.0545(b)(7) Development Permit/ 

Process Two 
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Type of Development Proposal Applicable 
Regulations 

Tandem Parking for commercial uses Section 142.0555(b) 

Required Permit Type/ 
Decision Process 

Neighborhood 
Development Permit/ 
Process Two 

66. Section 142.0510(d)(1), General Parking Regulations, shall be revised to read: 

(d) Previously Conforming Premises. Enlargement or change in use, or resumption of a 
discontinued use, for a premises that is previously conforming for the reason that it does not 
provide the number of off-street parking spaces required by this division shall be required to 
provide parking as follows: 

(1) When the use is proposed to be enlarged, the additional off-street parking spaces 
required are the number required by this division for the enlargement. Within the Beach Impact 
Area, additional parking shall be provided at two times the number required for the enlargement 
but not exceeding the amount required for the entire development. 

67. Section 142.0525(b), Multiple Dwelling Unit Residential Uses-Required Parking 
Ratios, shall be revised to read: 

(b) Eligibility for Shared Parking. Up to 25 percent of the parking spaces required by this 
section may be unassigned and eligible for shared parking in accordance with Section 
142.0545 except that at least one space shalf be assigned to each dwelling unit. Within the 
Beach Impact Area, off-premises • parking shall not be permitted for residential uses. 

68. Section 142.0530(a), Nonresidential Uses-Parking Ratios, shalf be revised to read: 

(a) Retail Sales, Commercial Services, and Mixed-Use Development. Table 142-05D 
establishes the ratio of required parking spaces to building floor area in the commercial 
zones, industrial zones, and planned districts shown, for retail sales uses and for those 
commercial service uses that are not covered by Table 142-0SE or 142-0SF. Table 142-
05D also establishes the required parking ratios for mixed-use developments in a single 
structure that include an allowed use from at least two of the following use categories: ( 1) 
retail sales, (2) commercial services, and (3) offices. 

Table 142-050 
Parking Ratios for Retail Sales, Commercial Services, and Mixed-Use Development 

Zone 

. 
Commercial Zones 

CC-1-1 
CC-2-1 
CC-4-1 

Parking Spaces Required per 1,000 Square Feet of Floor Area 
Unless Otherwise Noted (Floor Area Includes Gross Floor Area plus 
below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Minimum Maxim Minimum 
Required Outside Required Within a um Required 

a Transit Area Transit Area <1> Perm itt 
ed 

2.5 2.1 6.5 0.1 
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Zone Parking Spaces Required per 1,000 Square Feet of Floor Area 
Unless Otherwise Noted (Floor Area Includes Gross Floor Area plus 
below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Minimum Maxim Minimum 
Required Outside Required Within a um Required 

a Transit Area · Transit Area <1> Perm itt 
ed 

CC-5-1 

CC-1-2 
CC-2-2 2.5 2.1 6.5 0.1 
CC-4-2 
CC-5-2 

CC-1-3 
CC-2-3 5.0(3) 4.3 6.5 0.1 
CC-4-3 
CC-5-3 

CC-3-4 
CC-4-4 2.5 2.1 6.5 0.1 
CC-5-4 

CC-3-5 1.0 (6) 1.0 (G) 5.5 0.1 

CC-3-5/Beach 2.5 2.1 6.5 
Impact Area<5

> 

CC-4-5 1.0 (6) 1.0 (6) 5.5 

CC-5-5 1.25 1.25 5.5 0.1 

CN-1-1 1.0 (6) 1.0 (6) 5.5 0.1 

CN-1-2 5.0 4.3 6.5 0.1 

CN-1-3 2.5 2.1 6.5 0.1 

CR-1-1 5.0 (3) 4.3 6.5 0.1 
CR-1-2 

C0-1-1 5.0 '4.3 6.5 0.1 
C0-1-2 

CV-1-1 5.0 4.3 6.5 0.1 

CV-1-2 2.5 2.1 6.5 0.1 

Industrial Zones 

IH-1-1 5.0 4.3 6.5 0.1 
IH-2-1 

IL-1-1 5.0 4.3 6.5 0.1 
IL-2-1 

IP-1-1 5.0 4.3 6.5 0.1 
IP-2-1 
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Zone Parking Spaces Required per 1 ,000 Square Feet of Floor Area 
Unless Otherwise Noted (Floor Area Includes Gross Floor Area plus 
below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Minimum Maxim Minimum 
Required Outside Required Within a urn Required 

a Transit Area Transit Area <1l Perm itt 
ed 

IS-1-1 1.0 <VJ 1.0 \'-') 5.5 0.1 

Planned Districts 

Barrio Logan: 1.0 (6) 1.0 (6) 5.5 0.1 
Subdistrict B 

Barrio Logan: 2.5 2.1 6.5 0.1 
Except Subdistrict 
B 

Carmel Valley 5.0 4.3 6.5 0.1 

Golden Hill 1.25 1.25 5.5 0.1 

La Jolla 1.7 1.7 5.5 0.1 

La Jolla Shores 1.0-~~ 1.0 (6) 5.5 0.1 

Mid-City: 1.25 1.25 5.5 0.1 
CN-3 and CV-3 

Mid-City: Except 2.5 2.1 6.5 0.1 
CN-3, CV-3 

Mount Hope 3.3 2.8 6.5 0.1 

Mission Valley: 2.5 2.1 6.5 0.1 
cv 
Mission Valley: 5.0 4.3 6.5 0.1 
ExceptCV 

Otay Mesa 5.0 4.3 6.5 0.1 

Old Town 4.0 3.4 6.5 0.1 

Southeast San 2.5 2.1 6.5 0.1 
Diego 

San Ysidro 2.5 2.1 6.5 0.1 

West Lewis Street 1.0 (6) 1.0 (S) 5.5 0.1 

Footnotes For Table 142-05D 

(1) Transit Area. The transit area minimum parking ratios apply in the Transit Area Overlay 
Zone (Chapter 13, Article 2, Division 1 0) and in the Urban Village Overlay Zone 
(Chapter 13, Article 2, Division 11 ). 

(2) Bicycle Parking. See Section 142.0530(e). 
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(3) Uses Located above Ground Floor. The minimum parking ratio for retail sales and 
commercial services uses above the ground floor is 4.0 spaces per 1,000 square feet of 
gross floor area. 

(4) 

(5) 

Coastal Overlay Zone. For area of applicability, see Chapter 13, Article 2, Division 4. 

Beach Impact Area. For area of applicability, see Chapter 13, Article 2, Division 8 
(Parking Impact Overlay Zone). 

(6) Alley Access. For properties with alley access, one parking space per 1 0 linear feet of 
alley frontage may be provided instead of the parking ratio shown in Table 142-05D. 
Within the Beach Impact Area, application of this policy shall not result in a reduction of 
required on-site parking. 

69. Section 142.0530(b), Parking Ratios for Eating and Drinking Establishments, shall be 
revised to read: 

(b) Eating and Drinking Establishments. Table 142-0SE establishes the required ratio of parking 
spaces to building floor area in the commercial zones, industrial zones, and planned districts 
shown, for eating and drinking establishments that are the primary use on a premises. 

Zone 

Planned 
Districts 

Barrio Logan: 
Subdistrict B 

Barrio Logan: 
Except 
Subdistrict B 

Carmel Valley 

Golden Hill 

La Jolla 

La Jolla Shores 

Mid-City: 

Table 142..05E 
Parking Ratios for Eating and Drinking Establishments 

Parking Spaces Required per 1,000 Square Feet of Eating and 
Drinking Establishment<3l Floor Area Unless Otherwise Noted (Floor 

Area Includes Gross Floor Area plus below Grade Floor Area and 
Excludes Floor Area Devoted to Parking. Wltt.:liR tt.:l& C&~&t~l Ov&Fiay 

;&gRQ1 ,A,II AF9~& (;)gl,lg!Qg tg Owtgggf' (;)iRiRS il'9 IRGIWQ&d iR I;FQ&& j;:lggF 
,'\FQa) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Required Minimum Maximu Minimum 
Outside a Transit Required Within a m Required 

Area Transit Area<1l Permitte 
d 

1.0 (6) 1.0 (6) 20.0 0.1 

2.5 2.1 20.0 0.1 

15.0 12.8 25.0 0.1 

1.25 1.25 20.0 0.1 

5.0 4.3 20.0 0.1 

1.0-~-i 1.0 (6) 20.0 0.1 -
1.25 1.25 20.0 0.1 
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Zone Parking Spaces Required per 1,000 Square Feet of Eating and 
Drinking Establishment<3> Floor Area Unless Otherwise Noted (Floor 

Area Includes Gross Floor Area plus below Grade Floor Area and 
Excludes Floor Area Devoted to Parking. \O~tl:liR U:j8 Ggastal 01Je~la~ 

.QR8, All ,A,~ae Cevgted tg O~o~tdgg~ CiRiRS Oil~8 1Rsll.ld8d iR (;;~Qee F'lgg~ 
4 ~ea) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Required Minimum Maximu Minimum 
Outside a Transit Required Within a m Required 

Area Transit Area(1> Permitte 
d 

CN-3 and CV-3 

Footnotes For Table 142-0SE 

<3> Eating and Drinking Establishments. The minimum parking ratios apply to eating and 
drinking establishments that do not have a common parking area with any other uses. There is 
no minimum parking requirement or maximum permitted parking for outdoor dining. Within the 
Coastal Overlay Zone, outdoor dining areas, such as decks, patios, terraces, etc., are considered 
part of the establishment 's gross floor area and included in calculating parking requirements. 

[ ... ] 

<s> Alley Access. For properties with alley access, one parking space per 1 0 linear feet of alley 
frontage may be provided instead of the parking ratio shown in Table 142-0SE. Within the 
Beach Impact Area, application of this policy shall not result in a reduction of required on
site parking. 

70. Section 142.0530(c), Nonresidential Uses-Parking Ratios, shall be revised to read: 

c) Nonresidential Uses. Table 142-0SF establishes the required ratio of parking spaces to 
building floor area for the nonresidential uses shown that are not covered by the parking 
requirements in Section 142.0530(a) and (b). 

Table 142-05F 
Parking Ratios for Specified Non-Residential Uses 

Use Parking Spaces Required per 1,000 Square Feet of Floor Area Unless 
Otherwise Noted (Floor Area Includes Gross Floor Area plus below Grade 

Floor Area, and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces 3> 

Minimum Required Minimum Maximu Carpool Minimum 
Outside a Transit Required m Minimu 

Area Within a Permitte m<2> 
Transit d 
Area<1> 

Separately 
regulated uses 

Child care 1 per staff I 85%of I I I 
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Use Parking Spaces Required per 1,000 Square Feet of Floor Area Unless 
Otherwise Noted (Floor Area Includes Gross Floor Area plus below Grade 

Floor Area, and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required 
Bicycle 
Parkin~ 

Spaces > 

Minimum Required Minimum Maxlmu Carpool Minimum 
Outside a Transit Required m Minlmu 

Area Within a Permitte m<2> 
Transit d 
Area<1

> 

facilities Minimum N/A N/A N/A 

Funeral parlors 1 per 3 seats; 30.0 for 85% of N/A N/A 2% of Auto 
& Mortuaries assembly area if no minimum Minimum 

fixed seats 

Outpatient 4.0 3.5 6.0 0.4 0.03 + .03 
Medical Clinic bike lockers 

with shower 

Private clubs, 1 per guest room. 85%of N/A N/A 2% of Auto 
lodges, fraternal or 2.5, whichever is Minimum Minimum 
organizations greate~. IR Uu~ EllA, ~ 
(except per SY&&t r:ggR:} gr fi,O, 
fraternities and l,t.CI:Iic;l:l&¥9~ i& s~•t&r 
sororities) 

Single room 1 per room 0.5 per room N/A N/A 0.2 per room 
occupancy 

Very low income<5
>: hotels 0.5 Very/ow 

per room income<5>: 
0.25 per room 

Veterinary clinics 2.5 2.1 N/A N/A N/A 
& hospitals 

Footnotes For Table 142-05F 

(1) 

(2) 

(3) 

(4) 

(5) 

Transit Area. The transit area minimum parking ratios apply in the Transit Area Overlay 
Zone (Chapter 13, Article 2, Division 1 0) and in the Urban Village Overlay Zone (Chapter 
13, Article 2, Division 11). 

Carpool. See Section 142.0530(d). 

Bicycle Parking. See Section 142.0530(e). 

Alley Access. For properties with alley access, one parking space per 10 linear feet of alley 
frontage may be provided instead of the parking ratio shown in Table 142-05F. Within the 
Beach Impact Area, application of this policy shall not result in a reduction of required on
site parking. 

Very Low Income. The very low income parking ratio applies to dwelling units limited to 
occupancy by very low income households that are covered by an agreement with the San 
Diego Housing Commission pursuant to Chapter 14, Article 3, Division 7 (Affordable 
Housing Density Bonus Regulations). 
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(6) Accessory Retail Sales, Commercial Services, and Office Uses. On-site accessory retail 
sales, commercial services, and office uses that are not open to the public are subject to 
the same parking ratio as the primary use. 

(7} In the Beach Impact Area, one parking space per guest room or 5.0, whichever is 
greater. 

71. Section 142.0535(a-c), Off-Premises Parking Regulations In Urbanized Communities, 
shall be revised to read: 

Required off-street parking spaces for uses in urbanized communities as identified in the 
Progress Guide and General Plan may be located off-premises, subject to the following 
regulations. 

(a) Residential Uses. Some portion of the off-premises parking shall be within a 25-foot 
horizontal distance of the premises on which the use requiring off-street parking spaces is 
located. Within the Beqch Impact Area Cgastal Overlay 61ilR9, off-premises parking shall 
not be permitted for residential uses. 

(b) Nonresidential Uses. Some portion of the off-premises parking shall be within a non
residential zone and within a 600-foot horizontal distance of the premises on which the use 
requiring off-street parking spaces is located. 

(c) Control of Parking Spaces. The off-premises parking, which shall be identified with 
appropriate directional signage, shall be owned or controlled by the owner of the use 
requiring the off-street parking spaces. When off-premises parking is to be provided, the 
owner or lessee of record of the premises shall furnish evidence that is satisfactory to the 
City Manager that they own or have a sufficient interest in the property to provide the 
minimum off-street parking spaces required by the Land Development Code. Whether off
street parking spaces are to be provided on property that is owned by the applicant or 
another owner, the applicant shall provide to the County Recorder for recordation, a 
covenants that haeve been executed by the owners of the property on which the off
premises -parking isproposed and the owners of the use requiring the off-street parking 
spaces .. The covenant shall be for the benefit of the City, in a form approved by the City 
Attorney, to the effect that the owners will continue to maintain the parking spaces as long 
as the use it serves exists. The covenant shall also recite that the title to, and right to, use 
the lots upon which the parking is to be provided will be subservient to the title to the 
premises where the primary use it serves is situated and shall warrant that the lots are not 
and will not be made subject to any other covenant or contract for use without prior written 
consent of the City. If the owners of the use should thereafter provide parking equal in area 
within the same distance and under the same conditions as the ownership upon another lot 
than the premises made subservient in a previous covenant, the City will, upon written 
application accompanied by the filing of a similar covenant, release the original subservient 
premises from the previous covenant. The owners shall furnish at their own expense title 
reports or other evidence the City may require to insure compliance with the provisions of 
this section. 

72. Section 142.0540(a}, Exceptions to Parking Regulations for Nonresidential Uses, shall 
be revised to read: 

(a) Commercial Uses on Small Lots. Outside the Beach Impact Area Cgastal Overlay 6eRe, 
ffior lots that are 7,000 square feet or less, that existed before (ordinance adoption date], 
including abutting lots under common ownership, the parking requirements set forth in 
Table 142-0SG may be applied to all commercial uses at the option of the applicant as an 
alternative to the requirements set forth in Section 142.0530. The type of access listed in 
Table 142-0SG determines the minimum number of required off-street parking spaces . 
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Table 142-0SG 
Alternative Parking Requirement for 
Commercial Uses on Small Lots 

Type of Access Minimum Number of Parking Spaces 

With Alley Access <1> 

Without Alley Access 

1 space per 10 feet of alley frontage, minus one 
space 

none required 

Footnote to Table 142-05G 

(1) The City Engineer will determine whether a lot has adequate alley access according to 
accepted engineering practices. 

73. Section 142.0555(b), Tandem Parking Regulations, shall be revised to read: 

(b) Tandem Parking for Commercial Uses. Tandem parking for commercial uses may be 
approved through a Neighborhood Development Permit provided the tandem parking is 
limited to the following purposes: 

(1) Assigned employee parking spaces; 

(2) Valet parking associated with restaurant use; and 

(3) .Bed and breakfast establishments. 

74. Section 142.0560(j), Development and Design Regulations for Parking Facilities, shall 
be revised to read: 

{j) Driveway and Access Regulations 

(1) For the uses described in Table 142-05L, the driveway width shall comply with the 
minimum and maximum widths shown. 

Table 142-0SL 
Driveway Width 

Minimum Width 

One-Way Two-Way 

Maximum Width 

One-Way Two-Way 

Detached single dwelling unit 12 feet 25 feet, exce~t within the Beach lm~act 
(other than RX Zones) Area, where the maximum is 12 feet 

Dwelling unit in the RX Zone 12 feet 20 feet 

Multiple dwelling unit 14 feet 20 feet 20 feet 25 feet, exce~t within 
the Beach lm~act 
Area, where the 

maximum is 20 feet 

Nonresidential 14 feet 24 feet 20 feet 30 feet, exce~t within 
the Beach lm~act 
Area, where the 
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Minimum Width Maximum Width 

One-Way Two-Way One-Way Two-Way 

maximum is 25 feet 

(2) When redevelopment occurs, after the demolition of the primary structures on a 
premises, existing driveways shall be modified to comply with this section. 

(3) Driveway openings shall comply with San Diego Regional Standard Drawing G-16 and 
either Number G-14A and G-148, Concrete Driveways, or SDG-114, Concrete 
Driveway Commercial Alternate, except that driveway openrngs abutting a through 
travel lane less than 17 feet wide with an existing or anticipated speed limit of 30 miles 
per hour or greater shall conform to Drawing Number SDG-114, Concrete Driveway 
Commercial Alternate. 

(4} Driveways that serve as direct access to off-street parking spaces and that traverse a 
sidewalk or curb shall be at least 20 feet long measured from the back of the sidewalk 
to that portion of the driveway most distant from the sidewalk, as illustrated in Diagram 
142-0SA in Section 142.0520. 

(5) Driveway entrances crossing a sidewalk shall maintain the scoring pattern and color 
used in the adjacent sidewalk areas, as illustrated in Diagram 142-0SC. Special paving 
requires the approval of the City Engineer. 

(6) 

(7) 

There shall be at least a 45-foot length of full-height curb between driveways serving 
the same premises, as illustrated in Diagram 142-0SC . 

Within the beach impact area of the Parking Impact Overlay Zone, as shown in Chapter 
13, Article 2, Division 8, where any new development or any redevelopment will 
increase the gross floor area by 50 percent or more on a premises abutting an 
improved alley, the required off-street parking spaces shall be accessible from the alley. 

(8) Maximum Number of Driveways Permitted on a Premises 

(A} For properties with no access to an alley, there shall be at least one driveway 
opening permitted per street frontage with a maximum of one driveway opening for 
each 100 feet of street frontage. 

(B) For properties with access to an alley and at least 150 feet of street frontage, a 
maximum of one driveway opening for each 150 feet of frontage is permitted. 

{C) For properties with access to an alley and less than 150 feet of frontage, a 
driveway is not permitted, except that in the RM-1-1, RM-1-2, and RM-1-3 zones, 
one driveway may be permitted if the prohibition of a driveway opening would 
preclude achieving the maximum density permitted by the underlying zone. 

75. Section 142.0740, Outdoor Lighting Regulations, shall be revised to read: 

(a- d) No Change. 

(e) On properties which are adjacent to or contain sensitive biological resources, any exterior 
lighting shall be limited to low-level lights and shields to minimize the amount of light entering any 
identified sensitive resource areas . 

76. Section 142.1225, Wall Signs in Commercial and Industrial Zones, shall be revised to 
read: 
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The following regulations apply to wall signs in all commercial and industrial zone sign 
categories, unless otherwise indicated. 

Sections (a) through (d)(8)- no change 

(9) Wall Signs on Mansard or False Roofs 

~Xt;Qpt witl:liR tl:le Cea&~l OveFiay :ZeR&1 wall signs may be located on a mansard or 
alse roof that does not vary more than 45 degrees from vertical subject to the following 

regulations. 

(A) The maximum wall sign copy area that may be located on a mansard or false roof 
shall be a portion of the street wall's permitted wall sign copy area and shall not be 
greater than 50 percent of the permitted sign copy area specified in Table 142-
12C. 

(B) The wall sign copy area on a mansard or false roof is not in addition to the 
maximum permitted area wall signs. 

(C) Wall signs on a mansard or false roof may not be used when a projecting or roof 
sign is located on the premises. 

(D) The entire sign, except for the sign copy area, and the entire sign support structure 
shall be fully enclosed and finished in the same material as the mansard or false 
roof. 

Section (e) -no change 

77. Section 142.1290, La Jolla Commercial and Industrial Sign Control District, shall be 
revised to read: 

No Change to Sections (a)- (c) 

(d) On-Premise Sign Regulations for Subdistrict A 

(1) No Change to (1) through (2) 

(3) Freestanding Ground Signs 

Where the face of the building sets back from the property line more than 20 feet, one-
single faced or double-faced freestanding ground sign is permitted, in addition to those 
on the building, in accordance with the following. 

(A) No part of the sign shall extend over public property or have a height exceeding 20 
feet measured from the base at ground level to the apex of the sign. In the Coastal 
Overlay Zone, however, no part of the sign shall exceed 8 feet in height. 

(B) The total area of the signs shall not exceed 0.5 square feet per foot of street frontage 
or 40 square feet, whichever is smaller. 

(e) On-Premise Sign Regulations 

No Change to 1 (A) and 1 (B) 

(C) Height Limit. 20 feet measured vertically from the sign base at ground level to the 
apex of the sign. Coastal Overlay Zone Height Limit. 8 feet measured vertically from 
the sign base at ground level to the apex of the sign. 
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No Change to (e)(1 )(D) through (e)(1 )(G) 

No Change to (2) Through (3) 

{4) Identification Signs 

(A) One single-faced or double-faced freestanding sign located adjacent to each 
entrance or exit driveway to a parking lot is permitted. Such signs shall not exceed 
12 square feet in area or a height of 12 feet measured from the base at ground level 
to the apex of the sign~ except that in the Coastal Overlay Zone, the height of the 
sign shall not exceed 8 feet. 

No Change to (5) 

78, SediCiiR 14:t1281, Oc:eaR lieac:l:l SigR EiRI:IaRc:eFReRt Ciatfic:t, &Rail b9 F9Vi&9lil tg r:ead: 

Ng CRaRglil tg (a~ tRFIIili.I9R (b~ 

~;) SigR& 

TR& fQIIgwiRg ty~es gf s~s ar:& ~91=r+litted iR additillilR tg tRIIil&lil t.y~9& gf slf}Ri ~liiFr+littlillil by 
CRa~tiF 14, Ar:ticoli 2, Ci'lit:illilR 12, Sif}l=l R&g~o~lati9R& Catlilgllilry C, P&I+Ritt9lil sifj1=1S &Rail b9 
r+~aiRtaiR&Iil gr &r:9C>t8lil iR E>tlilRfllilr:r+~aRQ8 'NitR all a~~liE>able b~o~iiGiliRg rlilgwlatiQRS iR Mt.~RiE>i~al 
Ctlild& CRa~t&l= g, Ar:titll9 11 aRd tR& ~=agwlatiQR& QllilRC>irRiRg tgtal ~arr+~ittilil sif}R ar9a as 
ditirr+liR&d by tR& a~~li€abl8 sistitlilRS gf tRi ~fJR Rig~o~lati9Rs, TR9Si 8xistiRg S;fli=IS 

~&r:r+~itt8g by &wb&8;titlilR (1) gftRi& &8GtigR ar& RiF8by 8XIilr+l~t8d fFgr+J tR8 tgtal ~&Fr+~ittilil sigl:l 
aFiila reg~o~lati9R& Rlliltilil iR swbs9;tieR& (2~, (3~. ar:~g (4) Qf tRi& &81iiltitlilR aRiil fFgr+~ tR9 tgtal 
~8Fr+~itted sigRagi ar:9a F89Whilti9R& ~err+~itted by tR8 itif}R Reg~o~lati9R&. 

(1 ~ liixistiRg f}r:eje~tiRfJ sff}I=IS tRat &;Mt&Rd ab9¥8 tR& F99f M1=1e aF8 p8rr+~itted, if iR&tall81i1 biftlilr8 
tR9 aGileptiCiiR tg tl:l8 City \IIJide OFdiRaRQe CiiR Mar:4>1:1 G, H~n. ReteRtigR gf CiiRe auc:l:l ajgR 
pe1= GO feet gf atr""t tr:QRfag" a r+~axir+~wr+l gf se\1iR exi&tiRg pr:gje;tiRS aiSRi is 
p&rr+~ittelil, pF8viGied tl:ley ar:e bFiilwgl:lt wp tg QWFF8Rt strw;t~o~r:al ;ggg, swbjest tg all 
appli;abl& reg~o~latitlilRa ;gt k.lr:tl:l iR CI:Japter: 14, Ar:tisle 2, Ci'ti;ieR 1:l. ~Jg gti:J&FfJfG>ie~;UI=Ig 
sff}RS (tRQ&i ~rgvjgeg by &blbSiStiQR&i (2)1 (a~, am~ (4) fGIIWJiRS) are JiileFr+litt8lil witR tl::le 
r:eteRtiQR gf aR 8Xi&tiRg {i}f9j9QMf} Sifjl=l eMt9RgiRg abgue tRe r-Qif!ffRi: 

Ng Cl::l:iiR§Je tQ (co)(:l) (4) 

(a) !Ve~w pf€?/i;tit:lg si91=1s peF~+~itted by tRe Oco&aR aeacol:l Slg1=1 liiRI=IaRcoer+~&Rt Cistri€t. as ;et 
fllilr:tR iR tl::li& GQC>ti9R, al:lall RQt eXQ9elil a r+liiXir+lWI+l gf filJQ G'fbliiFQ f8et per GigR faQe, 

Ng CRaRge tg (Iii) gr (e) 

Chapter 14/Article 3/Division 1: Environmentally Sensitive Lands Regulations 

Article 3: Supplemental Development Regulations 

Division 1: Environmentally Sensitive Lands Regulations 

8. § 143.0101 Purpose of Environmentally Sensitive Lands Regulations 

• The purpose of these regulations is to protect, preserve and, where damaged restore, the 
environmentally sensitive lands of San Diego and the viability of the species supported by those 
lands. These regulations are intended to assure that development, including, but not limited to, 
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coastal development in San Diego's Coastal Zone, occurs in a manner that protects the overall 
quality of the resources and the natural and topographic character of the area, encourages a 
sensitive form of development, retains biodiversity and interconnected habitats, maximizes 
physical and visual public access to and along the shoreline, and reduces hazards due to 
flooding in specific areas while minimizing the need for construction of flood control facilities. 
These regulations are intended to protect the public health, safety, and welfare while employing 
regulations that are consistent with sound resource conservation principles and the rights of 
private property owners. 

It is further intended for the Development Regulations for Environmentally Sensitive Lands 
iiglggi;al RGaGWFQGG and accompanying Biology, Steep Hillside, and Coastal Bluffs and Beaches 
Guidelines to serve as standards for the determination of impacts and mitigation under the 
California Environmental Quality Act and the California Coastal Act. These standards will also 
serve to implement the Multiple Species Conservation Program by placing priority on the 
preservation of biological resources within the Multiple Habitat Planning Area, as identified in the 
City of San Diego Subarea Plan. The habitat-based level of protection which will result through 
implementation of the Multiple Habitat Planning Area is intended to meet the mitigation 
obligations of the Covered Species addressed. In certain circumstances, this level of protection 
may satisfy mitigation obligations for other species not covered under the Multiple Species 
Conservation Program but determined to be sensitive pursuant to the CEQA review process. 
This determination will be addressed in the environmental documentation. 

9. § 143.0110 When Environmentally Sensitive Lands Regulations Apply 

This division applies to all proposed development when environmentally sensitive lands are 
present on the premises. 

(a) Where any portion of the premises contains any of the following environmentally sensitive 
lands, this division shall apply to the entire premises, unless otherwise provided in this 
division: 

(1) Sensitive biological resources; 

(2) Steep hillsides; 

(3) Coastal beaches; 

(4) Sensitive coastal bluffs; and 

(5) 100- year floodplains. 

(b) Table 143-01A identifies the appropriate development regulations, the required decision 
process, and the permitted uses applicable to .various types of development proposals that 
propose to encroach into environmentally sensitive lands or that do not qualify for an 
exemption pursuant to Section 143.011 O(c). 

(1) A Neighborhood Development Permit or Site Development Permit is required for all 
types of development proposals listed, in accordance with the indicated decision 
process. If coastal development is proposed in the Coastal Overlay Zone, a Coastal 
Development Permit is required in accordance with Section 126.0702. 

(2) All types of development proposals are subject to Section 143.0140. 

(3) Any development proposal that proposes to encroach into more than one type of 
environmentally sensitive lands is subject to all of the development regulations sections 
for each type of environmentally sensitive lands present. The applicable decision 
process is the higher process number indicated. 

(4) Any development proposal on a site containing environmentally sensitive lands may be 
exempt from the permit requirements of this division if no encroachment into the 
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environmentally sensitive lands is proposed and the development complies with Section 
143.011 O(c) ~ Within the Coastal Overlay Zone, a coastal development permit is 
required for all coastal development and the regulations of this division shall apply as 
noted. 

(5) Limited exceptions to the applicable development regulations for specific types of 
development are listed in Section 143.0111. 

Table 143-01A 
Applicability of Environmentally Sensitive Lands Regulations 

Environmentally Sensitive Lands Potentially Impacted by Project 

Type of Wetlands, Other Sensitive Steep Sensitive Floodplains 
§ 143.0110 listed non- Biological Hillsides Coastal Bluffs 

Cont'd covered Resources other and Coastal 
Development species than Wetlands Beaches 

Proposal habitat111 and listed 
noncovered 

species habitat 

1. Single R 143.0141 (a), 143.0141 143.0142 143.0143, 143.0145 
dwelling units !!?l except (a) 143.0144 
on individual 
lots equal to p NDP/ NDP/ NDP/ SDP/ NDP/ 
or less than Process Process Two Process Process Three Process Two 
15,000 Two Two 
square feet<2

> u 143.0130(d) -- -- 143.0130(a), (b) 143.0130(c) 
zJ!} 

2. Single R 143.0141(a), 143.0141 143.0142 143.0143, 143.0145 
dwelling units !!?l 143.0144 
on lots or 
multiple lots p SDP/ SDP/ SDP/ SDP/ SDP/ 
totaling more Process Process Three Process Process Three Process 
than 15,000 Three Three Three 
square feet u 143.0130fd) -- -- 143.0130(a), ( 143.0130(c) 

zJ!} 

3. Multiple R 143.0141 (a), 143.0141 143.0142 143.0143, 143.0145 
dwelling unit !!?l 143.0144 
and non-
residential p SDP/ SDP/ SDP/ SDP/ SDP 
development Process Process Three Process Process Three Process 
and public Three Three Three 
works u 143.0130(d) 143.0130(a), (b) 143.0130(c) projects --

zJ!} 

4.Any R 143.0141 (a), 143.0141 143.0142(3
) 143.0143, 143.0145 

subdivision of 
a premises 

!!?l 143.0144 
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Environmentally Sensitive Lands Potentially Impacted by Project 

Type of 
§ 143.0110 

Cont'd 
Development 

Proposal 

p 

u 

5. Project- R 
specific land 
use plans 

p 

u 

6.Any R 
development 
that 
proposes 

p deviations 
from any 
portion of the 
Environment u ally Sensitive 
Lands 
Regulations 

7. Development R 
other than 
single 
dwelling units 

p on individual 
lots, that 
proposes 
alternative u compliance 
for 
development 
area in steep 
hillsides. 

R 

Wetlands, Other Sensitive Steep Sensitive Floodplains 
listed non- Biological Hillsides Coastal Bluffs 

covered Resources other and Coastal 
species than Wetlands Beaches 
habitat111 and listed 

noncovered 
species habitat 

SOP/ SOP/ SOP/ SOP/ SOP/ 
Process Process Four Process Process Four Process Four 

Four Four 

143.0130(d) -- -- 143.0130 143.0130 
~ (a), (b) (c) 

143.0141(a), 143.0141, 143.0142, 143.0143, 143.0145, 
!!ll 143.0115 143.0115 143.0144, 143.0115 

143.0115 143.0115 

SDP/Proces SOP/ SDP/Proces SOP/ SOP/Process 
s Process Four/Five s Four/Five Process Four/Five 

Four/Five Four/Five 

143.0130(d) -- -- 143.0130(a), (b) 143.0130(c) 
~ 

143.0141(a), 143.0141, 143.0142, 143.0143, 143.0145, 
!!ll 143.0150 143.0150(4) 143.0144, 143.0150 

143.0150 143.0150 

SOP/ SOP/ SOP/ SOP/ SOP/ 
Process Process Four Process Process Four Process Four 

Four Four 

143.0130(d) -- -- 143.0130(a), (b) 143.0130(c) 
~ 

-- -- 143.0142 -- --
except (a), 
143.0151 

-- -- SOP/ -- --
Process 
Three 

-- -- -- -- --

Legend to Table 143-01A 

Development regulation sections (in addition to Section 143.0140) 
applicable to the environmentally sensitive lands present. 

P Type of Permit/Decision process required. 
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u 

Legend to Table 143-01A 

Neighborhood Development Permit (NDP) 
Site Development Permit (SOP) 

Regulations that identify permitted uses when they are different than the 
applicable zone due to the environmentally sensitive lands present. 

Footnotes to Table 143-01A 

<
1
> This includes listed species and their habitat not covered by the Take Authorizations issued 

to the City by the State and Federal governments under the Multiple Species Conservation 
Program. 

<
2
> This includes the development of one or more lots as long as the total area of the lots does 

not exceed 15,000 feet and the lots were not joined in ownership to any contiguous lot or 
parcel on or before the adoption date of this division so that the total area of contiguous 
ownership exceeded 15,000 square feet. 

<S> Subdivision of a premises less than 15,000 square feet (for single dwelling unit 
development) is not subject to Section 143.0142(a). 

<
4
> Development other than a single dwelling unit on an individual/of may use alternative 

compliance for development area in steep hillsides that does not comply with Section 
143.0142(a). 

(c) A Neighborhood Development Permit or Site Development Permit is not required for the 
following development activity: 

( 1) Outside of the Coastal Overlay Zoner-!?Jevelopment on a premises containing 
environmentally sensitive lands when the development will not encroach into the 
environmentally sensitive lands during or after construction, if the property owner signs 
an acknowledgment that further development on the property is not permitted unless 
the development is reviewed and approved pursuant to this division and if the 
development proposal provides for the following: 

(A) A 1 00-foot setback from sensitive biological resources; 

(B) A 40-foot setback from the top of slope of steep hillsides; and 

(C) /?!, 100 fQgt i&t9ask fl:&r:R gg;uf::i/ ~&asl:l9ii 

(C~ A 100 fQgt i&l:Rar;k fr:gr:R bh,ltf 9Q98 gf S9Rsiti~<9 ggasl::i1 ~f.I.Jft, 

fEt A 1 00-foot setback from floodplains. 

(2) Development that is limited to interior modifications or repairs, or any exterior repairs, 
alterations or maintenance that does not increase the footprint of an existing building or 
accessory structure and will not encroach into the environmentally sensitive lands 
during or after construction. For a premises containing a sensitive coastal bluff, any 
addition :i9&v& tt.:l8 ~Fit f./Qg.r shall observe a minimum 40-foot setback from the coastal 
bluff edge. 

(3) Outside the Coastal Overlay Zone, Mminor improvements to existing structures on 
steep hillsides, subject to all of the following applicable requirements: 

(A) Clearing and grubbing shall not exceed 100 square feet per acre. 

(B) Excavation for foundations or pilings shall total less than 1 0 cubic yards. 
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(C) The proposed improvements do not encroach into sensitive biological resources. 

(D) One story structures supported by pilings or pillars may be located on steep 
hillsides provided that the total of all encroachments into the steep hillsides area 
does not exceed 5 percent of the total floor area of the building or structure. 

(E) Residential decks up to 500 square feet may be located on steep hillsides 
provided that the deck is attached to the building or structure and does not exceed 
12 feet in elevation above the existing grade at any point. 

(4) Development activity that is limited to permissible grading for the preparation of a site 
for cultivation of crops and where grading for agriculture purposes has occurred in 
compliance with all legal requirements within the previous 3 years. 

(5) Outside the Coastal Overlay Zone, CGity public works projects for which plans, 
specifications, or funding have been approved by the City Council or the City Manager 
before July 1, 1991. 

(6) Outside the Coastal Overlay Zone, R.restoration projects where the sole purpose is 
enhancement or restoration of native habitats. 

(7) Zone Two brush management activity if the brush management complies with the 
landscape regulations in Chapter 14, Article 2, Division 4 (Landscape Regulations) and 
the Biology Guidelines. 

0. § 143.0111 Limited Exceptions from Environmentally Sensitive lands Regulations 

The following development activities require a Neighborhood Development Permit or Site 
Development Permit in accordance with Table 143-01A, but the applicable development 
regulations are modified as indicated: 

(a) Outside the MHPA and the Coastal Overlay Zone, mining and extractive industries may 
exceed the maximum allowable steep hillside development area described in Section 
143.0142(a). Both inside and outside the MHPA, a Conditional Use Permit is required in 
accordance with Section 141.1 001 and restoration of the on-site landform to a natural
appearing condition is required. 

(b) Brush management activity is exempt from all steep hillside development regulations in 
Section 143.0142 if the brush management is the minimum necessary to comply with City 
fire codes and no grading occurs in the brush management area. Within the Coastal Overlay 
Zone, all brush management within 30 feet of a primary structure shall be subject to the 
steep hillside regulations for development within the Coastal Overlay Zone pursuant to 
Section 143.0142(a)(4). 

(c) Erosion control measures are exempt from the steep hillside development area regulations in 
Section 143.0142(a) if they are determined to be the only feasible means of erosion control 
necessary to protect the existing pFiR;ipalprimary structures or public improvements. 

(d) Outside the Coastal Overlay Zone, City linear utility projects are exempt from the 
development area regulations of the OR-1-2 zone in Section 131.0250(b) and the 
development area regulations for steep hillsides in Section 143.0142(a) and for sensitive 
biological resources in Section 143.0141(d). 

(e) Development in the OF zone or within any 100-year floodplain (formerly the FW, FC, and 
FPF zones) in the Mission Valley Community Plan area, is subject only to the Federal 
Emergency Management Agency Special Regulations in Section 143.0145(c). 
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(f) Development in the Calle Cristobal Assessment District area and outside the Coastal 
Overlay Zone is subject only to the steep hillside development regulations in Section 
143.0142(b) through (h). 

(g) Development in the Miramar Ranch North Community Plan area and the 70 acre high school 
project in Scripps Ranch is subject only to the steep hillside development regulations in 
Section 143.0142(b) through (h). 

(h) Development of the 178 acres of land known as Sorrento Hills that was the subject of the 
land exchange approved by the voters as Proposition Don November 4, 1986, is subject 
only to the steep hillside development regulations in Section 143.0142(b) through (g). 

1. § 143.0112 Requirement to Submit Required Documentation and Obtain Permit Prior to Development 
on Environmentally Sensitive lands 

143.0113 

• 
. § 143.0115 

..... 15 
~··d 

It is unlawful to begin development on a premises that contains environmentally sensitive lands 
without submitting required documentation and obtaining a t>h~igf:.lbgrl:lggg the applicable 
Development Permit, a aite Cevel9filrR8Rt RerrRit, or an exemption as required pursuant to this 
division. If unlawful development occurs on property containing environmentally sensitive lands 
and an enforcement action has been commenced by the City pursuant to Section 143.0160, no 
l>leigf:.lbgrf:.lggd Development Permit, QF Sit&~ C&~vliiiQfilrRiiiRt RlilrrRit application may be processed 
until the enforcement action has been concluded. 

Determination of location of Environmentally Sensitive lands, Applicability of Division 
and Decision Process 

(a) In connection with any permit application for development on a parcel, the applicant shall 
provide the information used to determine the existence and location of environmentally 
sensitive lands in accordance with Section 112.0102(b) . 

(b) Based on a project-specific analysis and the best scientific information available, the City 
Manager shall determine the existence and precise location of environmentally sensitive 
lands on the premises. 

Procedures and Regulations for Project-Specific land Use Plans 

(a) Project-specific land use plans, including specific plans, precise plans, privately initiated land 
use plan amendments, and future urbanizing area subarea plans, proposed for sites where 
environmentally sensitive lands are present, are subject to the regulations in this section to 
ensure adequate analysis of the constraints and opportunities of the planning area relative to 
environmentally sensitive lands. The analysis of environmentally sensitive lands for project
specific land use plans will be conducted in accordance with either Section 143.0115(b) or 
(c) based on whether or not a Site Development Permit is processed concurrently with the 
project-specific land use plan. Within the Coastal Overlay Zone, a project specific land use 
plan is subject to the local coastal program amendment process. 

(b) Where a Site Development Permit is requested concurrently with the processing of a project
specific land use plan, the proposed development is subject to the following regulations. 
However, where a Coastal Development Permit is required, the project must conform to the 
local coastal program, as certified by the Coastal Commission. 

(1) The boundaries of the Site Development Permit will be the boundaries of the project
specific land use plan, including all individual interior lots within the plan area. 

(2) A decision on a Site Development Permit processed concurrently with a project-specific 
land use plan will be made in accordance with Process Five . 

(3) The environmentally sensitive lands regulations applicable to the Site Development 
Permit will be determined in accordance with Table 143-01A. Sufficient information 
must be submitted for the entire plan area in order to evaluate potential impacts to 
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environmentally sensitive lands. Any deviations proposed, other than as permitted in 
Section 143.0115(b}(4), are subject to Section 143.0150. 

(4} For individual lots outside the MHPA, the development area regulations for steep 
hillsides in Section 143.0142(a) may be varied provided the regulations are complied 
with comprehensively for the entire plan area. 

(5) The applicant shall prepare a development suitability analysis to evaluate the proposed 
development of the entire plan area and its relationship to the environmentally sensitive 
lands regulations as well as other factors such as historical resources, visual resources, 
public facilities needs, public safety issues, and adjacent land uses. The constraints 
and opportunities identified shall be used to determine the portions of the plan area that 
are most suitable for development and those that should be preserved as open space. 
Overall development within the plan area, including public facilities and circulation 
elements, shall be located to minimize impacts to environmentally sensitive lands, in 
accordance with this division and the associated guidelines in the Land Development 
Manual. 

(6) The project-specific land use plan shall include a summary of the allowable 
development area and any required mitigation for each parcel. If the project-specific 
land use plan contains MHPA lands, mitigation for impacts to sensitive biological 
resources should be directed toward acquisition of MHPA lands within the city 
boundaries and preferably within the same plan area. 

{7) Subsequent development proposals within the Site Development Permit area will be 
reviewed in accordance with the substantial conformance procedures. If the 
development is determined to be in conformance with the Site Development Permit and 
any required mitigation is provided, an amendment to the Site Development Permit will 
not be required. If the proposed development is not in conformance with the approved 
project-specific land use plan, an amendment to the Site Development Permit will be 
required for the development in addition to an amendment to the approved project
specific land use plan. 

(8) Any coastal development proposals requiring a Coastal Development Permit must conform to the 
regulations contained in the certified local coastal program. In case of conflict with the above 
stated regulations, the coastal development regulations shall apply. 

(c) Where a Site Development Permit is not requested concurrently with the processing of a 
project-specific land use plan, the proposed plan and subsequent Site Development Permits 
and/or Coastal Development Permits are subject to the following regulations. 

(1) The applicant shall prepare a development suitability analysis that evaluates the 
proposed development of the entire plan area and its relationship to the 
environmentally sensitive lands regulations as well as other factors such as historical 
resources, visual resources, public facilities needs, public safety issues, and adjacent 
land uses. The constraints and opportunities identified shall be used to determine the 
portions of the plan area that are most suitable for development and those that should 
be preserved as open space. Overall development within the plan area, including public 
facilities and circulation elements, shall be located to minimize impacts to 
environmentally sensitive lands, in accordance with this division and the associated 
guidelines in the Land Development Manual. 

(2) The project-specific land use plan shall indicate how subsequent developments within 
the plan area will comply with the environmentally sensitive lands regulations and the 
associated guidelines in the Land Development Manual. Where any deviation from this 
division is proposed for the plan area or on a premises, a description of the deviation 
shall be provided along with a statement of how the deviation benefits the overall 
design of the entire plan area. Deviations may be approved only under the following 
conditions: 
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(A) When there are no feasible measures that can further minimize the potential 
adverse effects on environmentally sensitive lands and when the deviation is the 
minimum necessary to afford relief and accommodate the development; and 

(B) When there are special circumstances or conditions applying to the plan area that 
are peculiar to the land and not of the applicant's making, whereby strict 
application of the provisions of the environmentally sensitive lands regulations 
would deprive a property owner of reasonable use of his or her land and would 
result in a less desirable project-specific land use plan. 

(3) The development area regulations for steep hillsides in Section 143.0142(a) may be 
varied for individual lots outside the MHPA provided the intent of these regulations is 
complied with comprehensively for the entire plan area. 

(4) The project-specific land use plan shall acknowledge that any privately owned property 
that is designated entirely as open space could be proposed for development in 
accordance with the base zone. This possibility shall be taken into consideration when 
analyzing the total potential development area within the plan area. 

(5) The project-specific land use plan shall include an implementation strategy for 
acquisition of those parcels designated as open space. If the project-specific land use 
plan contains MHPA lands, mitigation for impacts to sensitive biological resources 
should be directed toward acquisition of MHPA lands within the City boundaries and 
preferably within the same plan area. 

(6) After approval of the project-specific land use plan. a Site Development Permit shall be 
required for all proposed individual developments within the plan area and shall be 
reviewed in accordance with Process Four. Additional information pertaining to 
environmentally sensitive lands may be required in order to conduct a detailed analysis 
s of the specific development proposal. Approval of the individual Site Development 
Permits will require conformance with the approved project-specific land use plan and 
any required mitigation shall be provided. Deviation findings will not be required if the 
proposed development is consistent with the approved project-specific land use plan. If 
a proposed development is not in conformance with the approved project-specific land 
use plan, approval of a Site Development Permit requires compliance with all of the 
environmentally sensitive lands regulations. 

(7) Conformance with the environmentally sensitive lands regulations and associated 
guidelines in the Land Development Manual is required for all environmentally sensitive 
lands impacts not addressed by the approved project-specific land use plan. 

(8) Any coastal development proposals requiring a Coastal Development Permit must conform to the 
regulations contained in the certified local coastal program. In case of conflict with the above 
stated regulations, the coastal development regulations shall apply. 

3. § 143.0126 Emergency Authorization to Impact Environmentally Sensitive Lands 

• 

Whenever development activity within environmentally sensitive lands is deemed necessary by 
order of the City Manager to protect the public health or safety, the City Manager may authorize, 
without a public hearing, the minimum amount of impact necessary to protect the public health or 
safety, subject to the following: 

(a) If the emergency work involves only temporary impacts to environmentally sensitive lands, a 
Neighborhood Development Permit or Site Development Permit is not required provided the 
environmentally sensitive lands are restored to their natural state, in accordance with a 
restoration plan approved by the City Manager. The restoration plan shall be submitted to 
the City Manager within 60 days of completion of the emergency work. 
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(b) If the emergency work results in permanent impacts to environmentally sensitive lands, a 
subsequent Neighborhood Development Permit or Site Development Permit is required in 
accordance with all regulations of this division. The application for the Neighborhood 
Development Permit or Site Development Permit shall be submitted within 60 days of 
completion of the emergency work. 

(c) Within the Coastal Overlay Zone, a coastal development permit is required for any 
emergency coastal development in accordance with Section 126.0718. 

4. § 143.0130 Uses Allowed Within Environmentally Sensitive Lands 

Allowed uses within environmentally sensitive lands are those allowed in the applicable zone, 
except where limited by this section. 

(a) Sensitive Coastal Bluff Areas. Permitted uses and activities in sensitive coastal bluff areas, 
as indicated on Map Drawing No. C-713, are limited to the following: 

( 1) Single Dwelling Units together with accessory structures and landscape features 
incidental to residential uses; 

(2) Bicycle storage facilities; 

(3) Public comfort stations; 

(4) Public pergolas and gazebos; 

(5) Public parking lots; 

(6) Public seating benches; 

(7) Open F.fences and walls for public safety, provided they do not interfere with existing or 
designated public or visual access ways; 

(8) Safety and public information signs; 

(9) Public stairways, ramps, and other physical beach access facilities, as identified within 
an applicable land use plan; 

(10) Essential public walkways leading to permitted beach access facilities; 

(11) Essential public drainage facilities; and 

(12) Bluff repair and erosion control measures when necessary to protect existing primary 
structures and when designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply. 

(b) Coastal Beach Areas. Permitted uses and activities in coastal beach areas, as identified on 
Map Drawing No. C-713, are limited to the following: 

(1) Lifeguard towers and stations and associated life and security facilities; 

(2) Public comfort stations; 

(3) Public piers; 

(4) Safety and public information signs; 

(5) Shoreline protective works when necessary to prevent bluff and beach erosion gr wl:l8r8 
FI8S8ssary and to protect coastal dependent uses, public beach roadways, or existing 
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priRsipal primary structures in danger from wave aRd "<iRd action and when designed to 
eliminate or mitigate adverse impacts on local shoreline sand supply; 

(6) Public s$tairways, ramps, and other physical access structures, as proposed within an 
applicable land use plan; and 

(7) Public recreational equipment. 

(c) Floodways. Uses permitted within the floodway portion of a 100-year floodplain are those 
allowed by the OF zone, as indicated in Table 131-028. 

@ Wetlands in the Coastal Overlay Zone. Uses permitted in wetlands shall be limited to the 
following: 

ill Aquaculture, wetlands-related scientific research and wetlands-related educational 
uses; 

0 Wetland restoration projects where the primary purpose is restoration of the habitat; 

@ Incidental public service projects including water reclamation, where it has been 
demonstrated that there is no feasible less environmentally damaging location or 
alternative, and where mitigation measures have been provided to minimize adverse 
environmental effects. 

(e) Wetland Buffer Areas in the Coastal Overlay Zone. Permitted uses in wetland buffer 
areas shall be limited to the following: 

( 1) Public Access paths; 

(2) Fences; 

(3) Restoration and enhancement activities; and 

(4) Other improvements necessary to protect wetlands. 

General Development Regulations for all Environmentally Sensitive Lands 

Development that proposes encroachment into environmentally sensitive lands or that does not 
qualify for an exemption pursuant to Section 143.0110(c) is subject to the following regulations. 

Environmentally sensitive lands that are outside of the allowable development area on a 
premises shall be left in a natural state and used only for those passive activities allowed as a 
condition of permit approval. The landowner may elect to offer to dedicate in fee the 
undeveloped remainder portion of the premises to the City to relieve the landowner of 
management and liability obligations associated with that portion of the premises. Otherwise, the 
passive activities allowed on the undeveloped remainder of the premises and any other 
conditions of the permit shall be incorporated into a covenant of easement that shall be recorded 
against title to the property, in accordance with procedures set forth in Section 143.0151. 

(b) The allowable development area for all proposed subdivisions is based on the existing lot or 
premises to be subdivided. If no development is proposed on any newly created lot, the 
future development area of the lot shall be indicated on the required grading plan and 
included in the maximum allowable development area calculation for the subdivision. 

(c) No building lot shall be created that provides such a small development area that future 
reasonable development of the lot will require additional encroachment into environmentally 
sensitive lands beyond the maximum allowable development area of the original, 
unsubdivided premises. If additional development area is proposed for a lot that would 
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exceed the maximum allowable development area of the original, unsubdivided premises, a 
deviation in accordance with Section 143.0150 is required, regardless of the lot size and the 
existing development area of the individual lot. 

(d) No temporary disturbance or storage of material or equipment is permitted in environmentally 
sensitive lands, unless the disturbance or storage occurs within an area approved for 
development by a Site Development Permit or unless it can be demonstrated that the 
disturbance or storage will not alter the landform or cause permanent habitat loss and the 
land will be revegetated and restored in accordance with the Biology Guidelines in the Land 
Development Manual. 

5. § 143.0141 Development Regulations for Sensitive Biological Resources 

Development that proposes encroachment into sensitive biological resources or that does not 
qualify for an exemption pursuant to Section 143.0110(c) is subject to the following regulations 
and the Biology Guidelines in the Land Development Manual. 

(a) State and federal law precludes adverse impacts to wetlands or listed non-covered species 
habitat. The applicant shall confer with the U.S. Army Corps of Engineers, U.S. Fish & 
Wildlife Service and/or California Department of Fish and Game before any public hearing 
for the development proposal. The licant shall solicit in ut from the Resource A encies 
on im act avoidance, minimization, tion and bu er re uirements. The a licant will, to 
the maximum extent feasible, incorpora e the Resource Agencies' recommendations prior to 
the first public hearing. Grading or construction permits shall not be issued for any project 
that a;t~·&r:&aly impacts Wetlands or Listed non-covered species habitat until all necessary 
federal and state permits have been obtained. 

(b) Outside and inside the MHPA, impacts to wetlands, including vernal pools in naturally 
occurring complexes, shall be avoided. A wetland buffer shall be maintained around all 
wetlands \\'R8R R&cs&&&ary aR;I as appropriate to protect the functions and values of the 
wetland. In the Coastal Overlay Zone the applicant shall provide a minimum 1 00-foot buffer, 
unless a lesser or greater buffer is warranted as determined through the process described 
in 143.0141(a). Mitigation for impacts associated with a deviation shall achieve the goal of 
no-net-loss and retain in-kind functions and values. 

(c) Inside the MHPA, development shall avoid impacts to narrow endemic species. Outside the 
MHPA, measures for protection of narrow endemic species shall be required such as 
management enhancement, restoration and/or transplantation. A list of narrow endemic 
species is included in the Biology Guidelines in the Land Development Manual. 

(d) Inside the MHPA. development is permitted only if necessary to achieve the allowable 
development area in accordance with the regulations set forth in the OR-1-2 zone, pursuant 
to Section 131.0250(b), unless exempted from the development area regulations pursuant to 
Section 143.0111. 

(e) Inside and adjacent to the MHPA, all development proposals shall be consistent with the City 
of San Diego MSCP Subarea Plan. 

(f) Inside the MHPA, any change of an agricultural use to a non-agricultural use is subject to the 
development area regulations of Section 143.0141(d). Existing agricultural operations that 
exceed the allowable development area may remain as agricultural use only and do not 
count as part of the allowable development area. 

(g) Outside the MHPA, development of lands that are designated as open space in the 
applicable land use plan and zoned OR-1-1 is permitted only if necessary to achieve the 
allowable development area, in accordance with Section 131.0250(a). 

(h) Outside the MHPA, encroachment into sensitive biological resources is not limited, except as 
set forth in Section 143.0141(a), (b) and (g). 
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(i) All development occurring in sensitive biological resources r-gtf:l iR&ig& aRd &l.lt&id& tl=t& 
Mf=U2,ll. is subject to a site-specific impact analysis conducted by the City Manager, in 
accordance with the Biology Guidelines in the Land Development Manual. The impact 
anal sis shall evaluate i s to sensitive biola ical resources and CEQA sensitive 
s ies. The anal sis s a determine the corres ondin mitigation, where appropriate, and 

e requirements for protection and management. Mitigation may include any of the 
following, as appropriate to the nature and extent of the impact. 

(1} Acquisition or dedication of another site that can serve to mitigate the project impacts, 
with limited right of entry for habitat management, as necessary. if the site is not 
dedicated. This site must have long-term viability and the biological values must be 
equal to or greater than the impacted site. 

(2) Preservation or dedication of on-site sensitive biological resources, creation of new 
habitat. or enhancement of existing degraded habitat, with limited right of entry for 
habitat management, as necessary, if the site is not dedicated. The site must have 
long-term viability and the biological values must be equal to or greater than the 
impacted site. 

(3) In circumstances where the area of impact is small, monetary payment of 
compensation into a fund in lieu of other forms of mitigation. The City shall use the 
fund to acquire, maintain and administer habitat areas pursuant to City Council 
Resolution No. R-275129, adopted February 12, 1990. Where appropriate, the City 
Manager is authorized to enter into agreements with public agencies or private non
profit-conservancies or foundations to administer the funds and acquire or maintain 
habitat preservation areas. 

{j) Grading during wildlife breeding seasons shall be consistent with the requirements of the 
City of San Diego MSCP Subarea Plan . 

(k) Sensitive biological resources that are outside of the allowable development area on a 
premises, or are acquired as off-site mitigation as a condition of permit issuance, are to be 
left in a natural state and used only for those passive activities allowed as a condition of 
permit approval. If the land is not dedicated in fee to the City, identification of permissible 
passive activities and any other conditions of the permit shall be incorporated into a covenant 
of easement that shall be recorded against title to the property, in accordance with 
procedures set forth in Section 143.0152. The U.S. Fish and Wildlife Service and the 
California Department of Fish and Game are to be named as third party beneficiaries to any 
covenant of easement recorded pursuant to this section. 

6. § 143.0142 Development Regulations for Steep Hillsides 

• 

Development that proposes encroachment into steep hillsides or that does not qualify for an 
exemption pursuant to Section 143.0110(c) is subject to the following regulations and the Steep 
Hillside Guidelines in the Land Development Manual. 

(a) Allowable Development Area 

(1) Inside of the MHPA, the allowable development area is determined in accordance with 
the regulations set forth in the OR-1-2 zone, pursuant to Section 131.0250(b). 
However, within the Coastal Overlay Zone, development is permitted only if in 
conformance with Section 141.0142 (a)(4) and the certified local coastal program. 

(2) Outside of the MHPA, the allowable development area includes all portions of the 
premises without steep hillsides. Steep hillsides shall be preserved in their natural 
state, except that development is permitted in steep hillsides if necessary to achieve a 
maximum development area of 25 percent of the premises. However, within the 
Coastal Overla Zone, coastal dev menton stee hillsides shall be minimized to the 
maximum extent ossible and ermitt when in conformance with Section 
143.0142 (a)(4). 
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(3) Outside of the MHPA and outside the Coastal Overlay Zone, up to an additional15 
percent development area is permitted only as follows and as long as the total 
development area does not exceed 40 percent of the premises, pursuant to the Steep 
Hillside Guidelines in the Land Development Manual: 

(A) For projects where the following major public facilities are required: publicly owned 
parks and recreation facilities, fire and police stations, publicly owned libraries, 
public schools, major streets and primary arterials, and public utility systems; 

(B) For projects where the existing development area is not contiguous, and access to 
the entirety of the development area is not otherwise available; and 

(C) For projects where the existing development area does not have direct access to a 
public right-of-way. 

(4) Within the Coastal Overlay Zone, steep hillsides shall be preserved in their natural state 
and coastal development on steep hillsides containing sensitive biological resources shall 
avoid encroachment into those areas to the maximum extent possible. When encroachment 
onto steep hillsides containing sensitive biological resources is unavoidable, such 
encroachment shall not exceed the encroachment limitations set forth in the following table: 

Percentage of Steep Hillsides Percentage of Discretionary 
with Sensitive Biological Resources Encroachment 

75% or less 10% 
80% 12% 
85% 14% 
90% 16% 
95%. 18% 
100% 20% 

(A) For the purposes of this section, encroachment shall be defined as any area of 
twenty-five percent (25%) or greater slope in which the natural landform is altered by 
grading, is rendered incapable of supporting vegetation due to the displacement required 
for the building, accessory structures, or paving, or is cleared of vegetation (including 
Zone 1 brush management. 

(B) Up to an additional15% of encroachment is permitted for the following: 

(1) Major public roads and collector streets identified in the Circulation 
Element of an adopted community plan or Land Use Plan; 

(2) Public utility systems; 

(3) In the North City Local Coastal Program Land Use Plan areas only: 

Local public streets or private roads and driveways which are necessary for access 
to the more developable portions of a site containing slopes of less than twenty-five 
percent (25%) grade, provided no less environmentally damaging alternative 
exists. The determination of whether or not a proposed road or driveway qualifies 
for an exemption, in whole or in part, shall be made by the City Manager based 
upon an analysis of the project site; 

(C) Zone 1 Brush Management pursuant to the Landscape Regulations in Chapter 14, 
Article 2, Division 4 shall be subject to the encroachment limitations set forth above. 
However, in approval of any Coastal Development Permit for subdivision of land pursuant 
to the Subdivision Map Act, and any other division of land, including lot splits, 
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no encroachment shall be permitted and the decision maker shall require a minimum 30 
foot setback for Zone 1 brush management for coastal development from steep hillsides 
containing sensitive biological resources. 

(b) All development occurring in steep hillsides shall comply with the design standards identified 
in the Steep Hillside Guidelines in the Land Development Manual for the type of 
development proposed. 

(c) Newly created slopes shall not exceed the slope gradient permitted in Section 142.0133. 

(d) Disturbed portions of the site in 25 percent (4 horizontal feet to 1 vertical foot) or greater 
slopes shall be revegetated or restored in accordance with Chapter 14, Article 2, Division 4 
(Landscape Regulations). 

(e) Before approval of any Neighborhood Development Permit or Site Development Permit, the 
applicant shall execute and record in favor of the City a hold harmless and/or indemnification 
agreement for the approved development, as necessary and appropriate. 

(f) Any increase in runoff resulting from the development of the site shall be directed away from 
any steep hillside areas and either into an existing or newly improved public storm drain 
system or onto a street developed with a gutter system or public right-of-way designated to 
carry surface drainage run-off. 

(g) Erosion Control Measures 

( 1) Outside the Coastal Overlay Zone, &erosion control measures are not subject to the 25 
percent development area regulations in Section 143.0142(a), but are subject to the 
landscape regulations in Chapter 14, Article 2, Division 4 and the Steep Hillside 
Guidelines in the Land Development Manual. Within the Coastal Overlay Zone, erosion 
control measures are subject to Section 142.0142(a)(4). 

(2) Air-placed concrete, including gunite or shotcrete, retaining walls, buttress fills, and 
other similar erosion control measures may be allowed only if determined to be the only 
feasible means of erosion control to protect the existing priRQipalprimary structures or 
public improvements. 

(A) These measures shall be designed and implemented in accordance with generally 
accepted engineering standards and specifications and shall also incorporate 
existing adjacent landform characteristics including color coating, texturing, 
landscape, and topographical features. 

(B) Where erosion control measures are proposed to encroach upon or affect any 
portion of property owned by the City of San Diego, the permittee shall provide 
written permission from the City Manager before approval of the Site Development 
Permit. Documentation of this approval shall be recorded with the conditions of 
permit approval. 

§ 143.0143 Development Regulations for Sensitive Coastal Bluffs 

• 
Coastal d{)evelopment tl:lat prGpG&&s tQ &RQFG&QR iRtG on premises containing sensitive coastal 
bluffs, as identified on Map Drawing No. C-713, filed in the office of the City Clerk under 
Document No. 00-17062 or that does not qualify for an exemption pursuant to Section 
143.0110(c) is subject to the following regulations and the Coastal Bluffs and Beaches Guidelines 
in the Land Development Manual. 

(a) No development is permitted on the face of a sensitive coastal bluff, except as permitted in 
Section 143.0143(g) and {h), and the coastal bluff face shall be preserved as a condition of 
permit approval. 
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(b) On the portion of a premises where development is permitted, the proposed grading shall 
minimize the alteration of natural landforms and graded areas shall topographically resemble 
natural landforms of the surrounding area. 

(c) Only native or other drought-tolerant plant species shall be used in landscaped areas in 
order to minimize irrigation requirements and to reduce potential slide hazards due to 
overwatering of the coastal bluffs. 

(d) All drainage from the improvements on the premises shall be directed away from any coastal 
bluff and either into an existing or newly improved public storm drain system or onto a street 
developed with a gutter system or public right-of-way designated to carry surface drainage 
run-off. All drainage from any unimproved areas shall be appropriately collected and 
discharged in order to reduce, control, or mitigate erosion of the coastal bluff. 

(e) Before approval of any~ Development Permit, the applicant shall execute and record in 
favor of the City a hold harmless and/or indemnification agreement for the approved 
development, as necessary and appropriate. 

(f) All development including buildings, accessory structures, and any additions to existing 
structures shall be set back at least 40 feet from the coastal bluff edge, except as follows: 

(1) The City Manager may permit structures to be located between 25 and 40 feet from the 
bluff edge where the evidence contained in a geology report indicates that the site is 
stable enough to support the development at the proposed distance from the coastal 
bluff edge and the project can be designed so that it will not be subject to or contribute to 
significant geologic instability throughout the anticipated life span of the pFiRQipal primary 
structures, and no shoreline protection is required. 

(2) Accessoty structures and landscape features customary and incidental to residential 
uses shall not be closer than 5 feet to gb&QP.'& a FRiRiFRI.IFR 5 fQet <ili&t:iiRQQ tr"9FR the 
coastal bluff edge provided, however, that these shall be located at grade. Accessory 
structures and features may be landscaping, walkways, unenclosed patios, open shade 
structures, decks that are less than 3 feet above grade, lighting standards, fences and 
walls, seating benches, signs, or similar structures and features, excluding garages, 
carports, buildings, pools, spas, and upper floor decks with load-bearing support 
structures. 

(3) !'&,t.:~QQi witt.1iR tl:l& F&~l.liF&<il <ili&taRGQ fi=9FR tRQ QQi&~i/ QUJff&Qg9 &Rail b& ~Q,t.:l fg,t.:~Q&io 
~&,t.:lf;Q& l&liiat&g at tR& sig& !Jf:fil~&r:ty !m9s FRay &~Rg t9 tl:l& Qgasta! gtuff &Qg9, p1=9•;iggg 
tl:lat 'NitRiR 5 f&&t gf tRQ QQisfi1 Qluff 9Qg91 tl-19 ~,t.:IQQ i& RQ FRQF& tl:laR 5 f&gt Ri9R aRg i& 
aR 9fJ9,t.:1 f9RQQ, Otl-1er gQpen fences may be permitted ~ closer than 5 feet to the 
coastal bluff edge only if necessary to provide for public safety and to protect resource 
areas accessible from public right-of-ways or on public parkland. 

(4) Essential public drainage facilities and public walkways leading to permitted beach 
access facilities may be installed within the 5-foot bluff setback provided they are 
designed to minimize impacts to the coastal bluff face and coastal beach areas. 

(g) Coastal bluff repair and erosion control measures may occur on the bluff face only if they 
comply with the following: 

( 1) Coastal bluff repair and erosion control measures may be allowed on the coastal bluff 
face only if determined to be the only feasible means of erosion control and when 
necessary, to protect the existing priRiiiipal primary structures or to protect public 
improvements that cannot feasibly be relocated. 

(2) Coastal bluff repair and erosion control measures shall not cause significant alteration of 
the natural character of the bluff face. 
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(3) The applicant shall submit a geotechnical report that documents the need for an erosion 
control measure to the City Manager. The geotechnical report shall identify the type and 
design of the erosion control measure necessary for protection of the existing 
priR;ipalprimary structures, based upon site-specific conditions and analysis of 
alternatives. The report must be accepted as adequate by the City Manager before any 
erosion control measures can be approved. 

(4) Air-placed concrete, including gunite or shotcrete, retaining walls, fills or other similar 
erosion control measures shall be designed and implemented in accordance with 
generally accepted engineering standards and specifications and shall also incorporate 
existing and adjacent landform characteristics including color coating, texturing, 
landscape, and topographical features. 

(5) Where erosion control measure are proposed to encroach upon or affect any portion of 
property owned by the City of San Diego, the applicant shall provide written permission 
from the City Manager before approval of any permit. Documentation of this approval 
shall be recorded with the conditions of permit approval. 

{h) Essential public facilities including drainage facilities, am~ p1.11olli; stairways, ramps, and other 
physical beach access facilities may be permitted on a coastal bluff face if identified in an 
approved land use plan or if located in an area historically used by the public. These facilities 
shall be designed to minimize impacts to the bluff face and beach area. 

(i) All development occurring on sensitive coastal bluffs shall be in conformance with the Coastal 
Bluffs and Beaches Guidelines in the Land Development Manual. 

(j) A visual corridor of not less than the side yard setbacks or more than 1 0 feet in width, and 
running the full depth of the premises, shall be preserved pursuant to Section 132.040X . 

(k) A vertical public access easement of not less than 10 feet in width, and running the full depth 
of the premises shall be offered, as a public easement as a condition of Coastal 
Development Permit approval, for dedication whenever all of the following conditions exist: 

{1) The proposed development is located on a premises that lies between the shoreline 
and the R9iiir:8&t tl:lr:g1.191:l '191:1i;wl•r p1.11olli; a;;Q&& rgl.lt9 pariiilliliR9 tl:li si:JgniliRQ first 
public roadway paralleling the sea, as defined within the California Coastal Commssion 
Regulations. 

(2) The need for the accessway has been identified in the applicable land use plan or no 
other easement exists within a lateral distance of 500 feet of the subject premises; and 

(3) Impacts caused by the proposed development gtl:19rwi&i, including, but not limited to, 
direct encroachment into an accessway identified in the applicable land use plan, justify 
the requirement for a vertical accessway. 

Development Regulations for Coastal Beaches 

The following development regulations apply to development proposed on a premises containing 
a coastal beach, as identified on Map Drawing No. C-713, filed in the office of the City Clerk 
under Document No. 00-17062, and coastal development is subject to the following regulations 
and the Coastal Bluffs and Beaches Guidelines in the Land Development Manual. 

(a) No development is permitted on the portion of the site containing the coastal beach, except 
as permitted in Section 143.0130(b). 

(b) All development occurring on a site containing coastal beaches must conform with the 
Coastal Beaches and Bluffs Guidelines in the Land Development Manual. 
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(c) A visual corridor of not less than the side yard setbacks or more than 10 feet in width, and 
running the full depth of the premises, shall be preserved pursuant to Section 132.040X. 

(d) A vertical public access easement of not less than 10 feet in width, and running the full depth 
of the premises, shall be offered for dedication as a public easement as a condition of 
Coastal Development Permit approval whenever both of the following conditions exist: 

(1) The need for the accessway has been identified in the applicable land use plan, or no 
other easement exists within a lateral distance of 500 feet of the subject premises; and 

(2) Impacts caused by the proposed development, including, but not limited to, direct 
encroachment into an accessway identified in the applicable land use plan, justify the 
requirement for a vertical accessway. 

(e) An easement for public access and passive recreational uses located along the shoreline 
paralleling the water's edge shall be offered for dedication as a public easement as a 
condition of Coastal Development Permit approval. The easement shall have a 
minimum width of 25 feet measured from the toe of an existing bluff, the first line of 
terrestrial vegetation where there is no coastal bluff, or an existing or proposed seawall 
or other protective device seaward to the mean high tide line whenever both of the 
following conditions exist: 

(1) The proposed development is located on property that contains a sandy or cobble 
beach or passable headland; and 

(2) The proposed development will fix the location of the back of the beach, encroach onto 
the shoreline or cause other +Ae impacts which ~aY&eQ by tl:le pr:apo&Qiil filflvo!9ji~¥~9Rt 
justify the requirement for the easement. 

!!!} Any approved shoreline protective device shall be designed and implemented in accordance 
with generally accepted engineering standards and specifications and shall also incorporate 
existing and adjacent landform characteristics including color coating, texturing, landscape, 
and topographical features. 

(j) Mitigation for impacts on State tidelands or public beach may include, but not be limited to, a 
mitigation fee to be used for beach sand replenishment within the littoral cell of the project. 
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The fee shall be roughly-proportional to the value of the beach area lost as a result of the 
protective device and shall be deposited in the City of San Diego Beach Sand Mitigation Fund 
held by the San Diego Association of Governments . 

. § 143.0145 Development Regulations for Floodplains 

• 

• 

The degree of flood protection required by this section is considered reasonable for regulatory 
purposes and is based on scientific and engineering considerations. Larger floods can and will 
occur on rare occasions. It is possible that increased flood heights may result from man-made or 
natural causes. This section does not imply that land outside the areas of special flood hazards 
or uses permitted within such areas will be free from flooding or flood damages. This section 
shall not create liability on the part of the City, any officer or employee thereof, or the Federal 
Emergency Management Agency (FEMA), for any flood damages that result from reliance on this 
chapter or any administrative decision lawfully made thereunder. 

The following development regulations apply to all development proposing to encroach into 100-
year floodplains, including both the floodway and floodplain fringe areas or that does not qualify 
for an exemption pursuant to Section 143.011 O(c): 

(a) Floodways 

( 1) Within the floodway portion of a premises containing a 1 00-year floodplain, 
development regulations are as set forth for the OF zone, pursuant to Section 
131.0231. 

(2) Structures associated with any allowed use shall comply with the following 
requirements: 

(A) Structures shall not be attached to a foundation, in order to readily move them in 
case of flood; and 

(B) Structures shall be removed upon imminence of flooding, as predicted by the 
National Weather Service or local public weather broadcast. If a structure is not 
removed and flooding occurs, the retrieval or salvage of the structure and repair of 
any damage caused by the structure shall be the responsibility of the owner. 

(3) Channelization or other substantial alteration of rivers or streams shall be limited to that 
necessary for the following: 

(A) Essential public service projects, where no other feasible construction method or 
alternative project location exists; and 

(B) Flood control projects, where no other feasible method for protecting existing 
public or private development exists and where such protection is necessary for 
public safety. 

(C) Projects where the primary function is the improvement of fish and wildlife habitat. 

(4) Development in floodways shall be offset by improvements or modifications to enable 
the passage of a 1 00-year frequency flood, in accordance with the FEMA standards 
and regulations provided in Section 143.0145(c). 

(5) Development that involves channelization or other substantial alteration of rivers or 
streams is subject to the following requirements . 

(A) All requirements and relevant recommendations of hydrological studies for the 
watershed of the affected stream, as approved by the City Engineer, shall be 
incorporated into the project design and mitigation measures. These requirements 
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include erosional characteristics, flow velocities, volume, sediment transport, and 
maintenance of hydrology. 

(B) The channel shall be designed to ensure that the following occur: 

(i) Stream scour is minimized; 

(ii) Erosion protection is provided; 

{iii) Water flow velocities are maintained as specified by the City Engineer; 

(iv) There are neither significant increases nor contributions to downstream bank 
erosion and sedimentation of sensitive biological resources; acceptable 
techniques to control stream sediment include planting riparian vegetation in 
and near the stream and detention or retention basins; 

(v) Wildlife habitat and corridors are maintained; 

{vi) Resource management criteria are implemented consistent with applicable 
land use plans; and 

(vii) Groundwater recharge capability is maintained or improved. 

(C) Channels that accommodate a 100-year frequency flood shall do so without 
increasing the water surface elevation more than one foot at any point from the 
level of a nonconfined 1 00-year frequency flood in the natural undeveloped 
floodplain. Channels may accommodate less than a 1 00-year frequency flood 
(low-flow channels), but shall be designed and constructed in accordance with 
FEMA regulations. 

{D) All artificial channels shall consist of natural bottoms and sides and shall be 
designed and sized to accommodate existing and proposed riparian vegetation 
and other natural or proposed constraints. Where maintenance is proposed or 
required to keep vegetation at existing levels compatible with the design capacity 
of the channel, a responsible party shall be identified and a maintenance and 
monitoring process shall be established to the satisfaction of the City Manager. 

(6) Development shall not significantly adversely affect existing sensitive biological 
resources on-site or off-site. 

(7} Within the Coastal Overlay Zone, no building or portion thereof shall be erected, constructed, 
converted, established, altered or enlarged, or no landform alteration, grading, placement or 
removal of vegetation, except that related to a historic and ongoing agricultural operation, or land 
division shall be permitted, provided: 

(A) Parking lots, new roadways and roadway expansions shall be allowed only 
where indicated on an adopted local coastal program land use plan. 

(B) Floodway encroachments for utility and transportation crossings shall be offset 
by improvements or modifications to enable the passage of the one hundred 
( 1 00) year frequency flood, in accordance with the FEMA standards and 
regulations provided in Section 143.0145(c). 

(b) Floodplain Fringe. The applicable development regulations are those in the underlying 
zone, subject to the following supplemental regulations: 

(1) Within the floodplain fringe of a 100-yearfloodplain, permanent structures and fill for 
permanent structures, roads, and other development are allowed only if the following 
conditions are met: 
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(A) The development or fill will not significantly adversely affect existing sensitive 
biological resources on-site or off-site; 

(B) The development is capable of withstanding periodic flooding and does not require 
or cause the construction of off-site flood protective works including artificial flood 
channels, revetments, and levees nor will it cause adverse impacts related to 
flooding of properties located upstream or downstream, nor will it increase or 
expand a Flood Insurance Rate Map (FIRM) or Flood Hazard Boundary Map 
(FHBM) Zone A; 

(C) Grading and filling are R=liRiR=~i;;Qg limited to the minimum amount necessary to 
accommodate the proposed development, harm to the environmental values of the 
floodplain is minimized including peak flow storage capacity, and wetlands 
hydrology is maintained; 

(D) The development neither significantly increases nor contributes to downstream 
bank erosion and sedimentation nor causes an increase in flood flow velocities or 
volume; and 

(E) There will be no significant adverse water quality impacts to downstream wetlands, 
lagoons or other sensitive biological resources, and the development is in 
compliance with the requirements and regulations of the National Pollution 
Discharge Elimination System, as implemented by the City of San Diego. 

(F) The design of the development incorporates the findings and recommendations of 
both a site specific and coastal watershed hydrologic study. 

(2) All development that involves fill, channelization, or other alteration of a 1 00-year 
floodplain is subject to the requirements for channelization in Section 143.0145(a)(5) 
and with FEMA regulations. 

(c) Special Regulations as Required by FEMA. 

All proposed development within the 1 00-year floodplain is subject to the following 
requirements and all other applicable requirements and regulations of FEMA. 

(1) Development and Permit Review 

(A) Where base flood elevation data has not been provided by the FEMA Flood 
Insurance Study for the City of San Diego, the City Engineer shall obtain, review, 
and utilize base flood elevation and floodway data available from federal or state 
sources, or require submittal of such data from the applicant. The City Engineer 
shall make interpretations, where needed, as to the location of the boundaries of 
the areas of special flood hazards, based on the best available engineering or 
scientific information. 

(B) Proposed development in areas of a special flood hazard shall not adversely affect 
the flood carrying capacity of areas where base flood elevations have been 
determined but the floodway has not been designated. "Adversely affect" as used 
in this section means that the cumulative effect of the proposed development, 
when combined with all other existing and anticipated development, will not 
increase the water surface elevation of the 1 00-year frequency flood more than 
one foot at any point. 

(C) In all cases where a watercourse, floodplain, or portion of a floodplain is to be 
altered the City Engineer shall do the following: 
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(i) Notify affected, adjacent communities and the California Department of Water 
Resources of any proposed alteration or relocation of a watercourse and 
submit evidence of the notice to the Federal Insurance Administration; 

(ii) Require that the flood carrying capacity of the altered or relocated portion of 
the watercourse is maintained; and 

{iii) Secure and maintain for public inspection and availability the certifications, 
appeals, and variances required by these regulations. 

(D) The applicant shall grant a flowage easement to the City for that portion of the 
property within a floodway. 

{E) Appropriate agreements shall be secured between the applicant and the City to 
assure participation by the applicant or any successor in interest in financing of 
future flood control works. 

(F) Development in a 100-year floodplain shall not increase or expand a FIRM Zone 
A. 

(G) In all floodways, any encroachment, including fill, new construction, significant 
modifications, and other development is prohibited unless certification by a 
registered professional engineer or architect is provided demonstrating that 
encroachments will not result in any increase in flood levels during the occurrence 
of the base flood discharge. 

(2) Standards for Subdivisions - This section is not applicable within the Coastal Overlay 
Zone. 

(A) All preliminary subdivision proposals shall identify the flood hazard area and the 
elevation of the base flood. 

(B) All final subdivision maps shall provide the elevation of proposed structures and 
pads. If the site is filled above the 1 00-year frequency flood level, the lowest floor, 
including basement, shall be certified to be 2 feet above the base flood elevation 
by a registered professional engineer or surveyor, and the certification shall be 
provided to the City Manager. 

(C) All subdivisions shall be designed to minimize flood damage. 

(D) All subdivisions shall have public utilities and facilities such as sewer, gas, 
electrical, and water systems located and constructed to minimize flood damage. 

(E) All subdivisions shall provide adequate drainage to reduce exposure to flood 
hazards. 

{F) The final map shall bear the notation "Subject to Inundation" for those portions of 
the property with a grade lower than 2 feet above the base flood elevation. 

(3) Standards of Construction 

In all areas of special flood hazard, the following standards apply for all development. 

(A) All permitted, permanent structures and other significant improvements shall be 
anchored to prevent flotation, collapse, or lateral movement resulting from 
hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

(B) All permitted permanent structures and other significant improvements shall be 
constructed with materials and utility equipment resistant to flood damage. 
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(C) Construction methods and practices that minimize flood damage shall be used. 

(D) All electrical, heating, ventilation, plumbing, and air conditioning equipment and 
other service facilities shall be designed and located to prevent water from 
entering or accumulating within the equipment components during conditions of 
flooding. 

(E) Breakaway walls shall be certified by a registered engineer or architect to meet all 
applicable FEMA requirements. The certification shall be provided to the City 
Manager before final inspection approval. 

(F) New construction and modification of any structure shall have the lowest floor, 
including basement, elevated at least 2 feet above the base flood elevation. Upon 
completion of the development, the elevation of the lowest floor, including 
basement, shall be certified by a registered professional engineer or surveyor to 
be properly elevated. The certification shall be recorded with the County 
Recorder, and the certification and evidence of recordation shall be provided to the 
City Manager before final inspection approval. The City Manager reserves the 
right to require a preliminary certification before foundation inspection approval. 

(G) New construction and modification of any structure in FIRM Zone AH or AO shall 
have the lowest floor, including basement, elevated above the highest adjacent 
grade at least 2 feet higher than the depth number specified on the FIRM, or at 
least 4 feet if no depth number is specified. Upon the completion of the structure 
the elevation of the lowest floor, including basement, shall be certified by a 
registered professional engineer or surveyor, to be properly elevated. The 
certification shall be recorded with the County Recorder, and the certification and 
evidence of recordation shall be provided to the City Manager before final 
inspection approval. The City Manager reserves the right to require a preliminary 
certification before foundation inspection approval. 

(H) Permitted nonresidential construction shall either be elevated as required by 
Section 143.0145(c)(3)(F) or (G) or, together with attendant utility and sanitary 
facilities, meet the flood proofing requirements of FEMA. Certification by a 
registered professional engineer or architect that such requirements are met shall 
be recorded with the County Recorder, and the certification and evidence of 
recordation shall be provided to the City Manager before final inspection approval. 
The City Manager reserves the right to require a preliminary certification before 
foundation inspection approval. 

(I) Fully enclosed areas below the lowest floor that are subject to flooding shall be 
certified by a registered professional engineer or architect that they comply with 
the flood proofing requirements of FEMA. The certification shall be provided to the 
City Manager before final inspection approval. 

(4) Standards for Manufactured Homes 

All new and replacement manufactured homes and additions to manufactured homes 
are subject to the following regulations. 

(A) The lowest floor shall be elevated at least 2 feet above the base flood elevation. 

(B) Manufactured homes shall be securely anchored to a permanent foundation 
system to resist flotation, collapse, or lateral movement. 

(C) A registered engineer or architect must certify that the conditions of this subsection 
have been met. The certification shall be recorded with the County Recorder, and 
the certification and evidence of recordation shall be provided to the City Manager 
before final inspection approval. 
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(5) Standards for Utilities 

Certification shall be provided to the City Manager before final inspection approval that 
the following requirements have been met. 

(A) All new and replacement water supply and sanitary sewage systems shall be 
designed to minimize or eliminate infiltration of flood waters into the system and 
discharge from systems into flood waters. 

(B) On-site waste disposal systems shall be located and designed to avoid impairment 
to them or contamination from them during flooding. 

Deviations from Environmentally Sensitive Lands Regulations 

Plans submitted in accordance with this section shall, to the maximum extent feasible, comply 
with the regulations of this division. If a proposed development does not comply with all 
applicable.#:!& development regulations of this division and a deviation is requested as indicated 
in Table 143-01A, the Planning Commission may approve, conditionally approve, or deny the 
proposed Site Development Permit in accordance with Process Four, subject to the following: 

(a) Deviations from the regulations of this division may be granted only if the decision maker 
makes the findings in Section 126.0504(c). 

(b) Deviations from the FEMA Special Regulations in Section 143.0145(c) may be granted only 
if the decision maker makes the findings in Section 126.0504(d). 

(c) Within the Coastal Overlay Zone, deviations from the regulations of this division may 
be granted only if the decision maker makes the findings in Section 126. 0708. 

1. § 143.0151 Alternative Compliance for Steep Hillside Development Area Regulations 

43.0151 
ont'd 

Proposed developments that do not comply with the development area regulations of Section 
143.0142(a) and do not result in conflicts with other regulations may be considered as alternative 
compliance as indicated in Table 143-01A, pursuant to the regulations in this section. The 
Planning Commission may approve, conditionally approve, or deny the proposed Site 
Development Permit with alternative compliance in accordance with Process Four, subject to the 
following: 

(a) Alternative compliance shall not be used in conjunction with any development permit for a 
single dwelling unit on an individual/at; 

(b) Conformance with all other Environmentally Sensitive Lands Regulations is required unless a 
deviation is approved with the Site Development Permit, in accordance with Section 
143.0150; 

(c) Alternative compliance may be granted only if the decision maker makes the findings in 
Section 126.0504(e); and 

(d) Alternative compliance shall not be considered for lands that are designated as open space in 
the applicable land use plan or that are zoned OR-1-1 or OR-1-2. 

(e) Alternative compliance shall not be considered for lands that are within the Coastal Overlay Zone. 

2. § 143.0152 Covenants of Easements Pursuant to Environmentally Sensitive Lands Regulations 

As authorized by California Government Code Section 65871, the owner of any premises affected 
by issuance of a permit under this division as described in Section 143.0140(a), shall execute a 
covenant of easement unless the owner dedicates the remainder portion of the property in fee to 
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the City. The covenant of easement shall be recorded against title to the affected premises and 
executed in favor of the City. 

(a) The owner shall draft the covenant of easement as follows: 

(1) To contain a legal description of the premises affected by the permit with a description 
of the development area and the environmentally sensitive lands that will be preserved; 

(2) To impart notice to all persons to the extent afforded by the recording laws of the state 
regarding the restrictions affecting use of the environmentally sensitive lands covered by 
the permit; 

(3) To ensure that the burdens of the covenant shall be binding upon, and the benefits of the 
covenant shall inure to, all successors in interest to the affected premises; and 

(4) To ensure enforceability of the covenant of easement by the City, or jointly and severally 
by the City, the U.S. Fish and Wildlife Service, and the California Department of Fish and 
Game in those instances when the covenant of easement affects premises containing 
sensitive biological resources or other lands that have been accepted as mitigation. 

(b) A Process Four hearing shall be held to consider a formal, written request directed to the City 
by any person requesting the release of a covenant of easement recorded pursuant to this 
division. A release of any covenant of easement recorded pursuant to this division shall be 
recorded by the City only when it is determined by the decision maker that restriction of the 
property is no longer necessary to achieve the land use goals of the City. In any instance 
where the covenant of easement concerns sensitive biological resources, a determination by 
the decision maker to release the covenant may be made only with the written concurrence of 
the U.S. Fish and Wildlife Service and the California Department of Fish and Game 

(c) In the Coastal Overlay Zone, the covenants of easements shall be required as condition 
of approval at the subdivision stage of coastal development rather than at subsequent 
stages to the extent possible. 

Administrative Guidelines for Environmentally Sensitive Lands Regulations 

The City Manager is authorized to promulgate and publish Steep Hillside Guidelines, Biology 
Guidelines, Coastal Bluffs and Beaches Guidelines, and other support documents to be located in 
the Land Development Manual, as necessary to implement this division. These administrative 
guidelines shall serve as baseline standards for processing Neighborhood Development Permits, 
aRQ. Site Development Permits and Coastal Development Permits issued pursuant to these 
regulations. Any revisions to these guidelines will require review and approval by the Coastal 
Commission as a local coastal program amendment. 

Violations and Remedies 

The provisions of this division shall be enforced pursuant to Chapter 12, Article 1, Division 2, 
Enforcement Authorities for the Land Development Code 

94. Section 143.0210(d), When Historical Resource Regulations Apply and Table 143..02A, 
shall be revised to read: 

(d) A Construction Permit is required for any development on a premises that has historical 
resources on the site that will not adversely affect the historical resources and is 
consistent with one or more of the exemption criteria in accordance with Section 
143.0220. IR additiQR, a SQiil&taJ c;levelgpR=J9Rt p81=R=Jit R=Jay Q8 1=8'JWil=8d iR :iiSSQFQ:iiRS8 With 
Chiilpter 12, Artisle ~. Civi&igR 7. 
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Table 143-02A 
Applicability of Historical Resources Regulations 

Historical Resources Potentially Impacted by 
Project 

Type of Development Proposal IJN/gl:la~Qfil Traditional 
Historical Cultural Important 

Resources or Properties Archaeological 
Historical Sites 
Districts 

1. Projects exempt from R 143.0251 143.0251 143.0252 
obtaining a development p Construction Construction Construction permit in accordance with 
Section 143.0220 Permit/Process Permit/Process Permit/Process 

One One One 

2. Single dwelling units on any R 143.0251 143.0252 143.0253 
size lot p SOP/Process NDP/Process NDP/Process 

Four Two Two 

3. Multiple dwelling unit, non- R 143.0251 143.0252 143.0253 
residential development, p SOP/Process SOP/Process NDP/Process subdivisions and public works . 
construction projects on any Four Four Four 
size Lot 

4. Project-Specific Land Use R 143.0251 143.0252 143.0253 
Plans p SOP/Process SOP/Process NDP/Process 

Four Four Four 

5. Development that deviates R 143.0251 143.0252 143.0253 
from any of the regulations in p SOP/Process SDP/Proce~ SOP/Process this division 

Four Four Four 

Legend to Table 143-02A 

R Development regulation sections (in addition to Section 143.0250) applicable 
to the historical resources present. 

P Type of Permit/Decision process required. 
Neighborhood Development Permit (NDP) 
Site Development Permit (SOP) 

95. Section 143.0211(a) Duty to Submit Required Documentation and to Obtain Permit 
shall be revised to read: 

(a} The property owner or applicant shall submit required documentation and obtain a 
construction permit. a Neighborhood Development Permit, a Site Development Permit 
aRg/er a Ceastal O&wilepF;J&Rt R&rF;Jit as required pursuant to this division before any 
development activity occurs on a premises that contains historical resources. 
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96. Section 143.0212(a) and (c) Need for Site-Specific Survey and Determination of 
Location of Historical Resources shall be revised to read: 

(a) The City Manager shall determine the need for a site-specific survey for the purposes of 
obtaining a construction permit, ~hii91::!1ilorl::lggg Cevelop~+~&Rt 12&r~+~it, or ~ite Cevelopi+I&Rt 
~development permit for development proposed for any parcel containing a 
structure that is 45 or more years old and not located within any area identified as 
exempt in the Historical Resources Guidelines of the Land Development Manual or for 
any parcel identified as sensitive on the Historical Resource Sensitivity Maps, or for iiiRY 
piilrsel i<ii&Rtifi\Hil &s s9Rt&iAiR9 & l::listoris rasewrse iR aRy so~+~~+~WRity plaR IR tl::le CQ&&t&l 
Zor::uil, Rliltise gf tl:le applisatililR fer oav&lgpR=~&Rt &Rill bil &iAt t9 tl:le Gli&i9Ailt&GI 
C&I+II+IWRi*Y 121aRRiR9 <tlrawp, lesill:listeris resewrse bearGis, tl:le wrbaR stwGiies Glipirti+I&Rt 
gf w.c, ~aR Ciese aAGI ~aA Ciege ~tat& ,,}Aiversity, tl::le Mw&iWI+I gf ~aR Ciege 1=4ist&FJ', 
iR<il irtterestec;t pirties t9 pra\•iGie iii 10 PusiR9ss Oii)' se~+~~+~&At perieGI. Tl:le City Martaser 
sl::lall riview ill S91+11+1&Rts reseive<il iR Glet&r:~+~iAiRS tl::le A&ec;t f9r: a site spesifis &WI"1'&y, 

(c) li:xsept iA tl:le Cgastal Z&R&1tThe City Manager shall determine the need for a site-specific 
survey within 10 business days of application for a construction permit or within 30 days 
of application for a development permit. A site-specific survey shall be required when the 
City Manager determines that a historical resource may exist on the parcel. A sit& 
spesifiEP swrvey &I:! all be F&'JWireGI f&r 09'/9l9f!R=~9Rt QA arty &itlil Gle&igRated iii a l:listerisal 
re&gwrse iR &Ry S91+11+1WRiiy pi&R lA tl:le C9a&t&l Z9A&, tl:le City ~4aRaser il:lall c;teter~+~iR& 
tl::le R&&GI f&r a sit& spesifis &WPt'ey •Jlitl:liA 1 0 9uslR9ss da-;'8 gf tl::le Iaiit day gf tl::le S91+11+1&Rt 
perigg fgr ipplisati9R& fgr iii sgr:~strusti9R p&R+~it er • .. vitl:liR 20 Gl&ys gf tl:le la&t d&y gf the 
S91+11+1&At perigd tOr &pplis&ti9A f9r a o&v&!gpR=~&Rt pat:R=~lt. If the City Manager gges R9t 
reqwire a site speEPifis &loii"1'&Y IA•itl:liA tl:le &pesified ti~+~e peri&GI determines that a site
specific survey is not required, a permit in accordance with Section 143.0210 shall not be 
required. 

97. Section 143.0214 Emergency Authorization When Historical Resources Are Present 
shall be revised as follows: 

Whenever development activity on a premises containing historical resources, or for any parcel 
identified as containing a historic resource in any community plan, or for any parcel identified as 
sensitive on the Historical Resource Sensitivity Maps is deemed necessary by order of the City 
Manager to protect the public health or safety, the City Manager may authorize, without a public 
hearing, the minimum amount of work necessary to protect the public health or safety, subject to 
the following: 

b) If the emergency work results in impacts to historical resources, a subsequent 
Neighborhood Development Permit or Site Development Permit is required in 
accordance with this division. All impacts to historical resources shall be fully mitigated 
to the greatest extent feasible. 

(d) An emergency coastal development permit may be required, if so, any 
permanent development allowed under the emergency permit must be 
authorized through a follow-up coastal development permit submitted within 60 
days of the date of issuance of the emergency permit. 

98. Section 143.0220 Development Exempted from the Requirement to Obtain a 
Development Permit for Historical Resources shall be revised as follows: 

The following development activities are exempt from the requirement to obtain a Neighborhood 
Development Permit or Site Development Permit. However, in all cases a construction permit is 
required, &Ac;t iR &91+1& G&ses, a G&iilstal devel9p~+~&At p&r~+~it wgwlg 9& ~eqwir&d. 
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(b) 

[ ... ] 

Interior modifications or repairs or the ordinary maintenance or repair of any exterior 
architectural feature in or on any historical building or historical structure tl:lat is a 
Q&&igRat&d l:liswa:i£al a:&s8wrG& that does not adversely affect the special character or 
special historical, architectural, or cultural value or designated interior elements of the 
property consistent with the Secretary of Interior's Standards and Guidelines. [ ... ] 

(e) Except in the case of a ~sig~at&9 historical resource, the modification of an existing 
structure or the replacement of a single dwelling unit with another single dwelling unit, 
including modification or replacement of paved areas, brush management for fire 
protection purposes, and any other landscaping improvements, or alterations that do not 
alter the existing development area by more than 1 0 percent. 

(i) Development in the 178 acres of land known as Sorrento Hills that was the subject of the 
land exchange approved by the voters as Proposition D on November 4, 1986. 

e) Pwl;lh; W8Fks pr8j8£t& fgr 'NRi£1:1 pliiilR&, &p8£iti£ati8Ri, iiilRd fwRdiRg Riiil"8 ti88R appa:&"8d l;y 
tl:l& City C8WRGil ga: tl:l& City MaRager l;gfgr:& .lwly 11 1 QQ1, 

99. Section 143.0225 Limited Exceptions from the Historical Resources Regulations, shall 
be revised as follows: 

The decision maker may grant an exception from the 25 percent encroachment limitation for 
important archaeological sites according to a&£ti8R 14i.0~51 Section 143.0253 for brush 
management activities in Zone 2 provided that the following circumstances exist: 

(a) The area cleared or thinned for such brush management is the minimum necessary to 
comply with existing City fire codes; 

(b) No grading occurs in these brush management areas; 

(c) Native root stock is retained; 

(d) No permanent irrigation is provided; and 

(e) No non-native plants are introduced. 

100. Section 143.0250 General Development Regulations for Historical Resources shall be 
revised as follows: 

Development that pr&p8&8& swtlstaRiial alt&rati&R &r &R£F8&£RFR&Rt iRt8 a 9&sigr:uit99 l:l.ist8t:t;al 
s8s&w:r;&1 tr:a9ifJg~aJ GUJUI.u:al ~&r.ty 8F ~gr.:t.~t &f.QR&&gfggi;a/ 9ft& aRd does not qualify for an 
exemption pursuant to Section 143.0220 is subject to the following regulations and the Historical 
Resources Guidelines of the Land Development Manual. 

(a) (3) Substantial alteration means demolition {FR8F8 tl:laR 50% &f 8~&ri8r IA!QIIs 9&FR&Iisl:l&d), 
destruction, relocation, new construction or alteration activities that would impair the 
significance of a historical resource. 

(b) All areas with ~sl~aki9 historical resources, trarl!ti8~al ;u#ucat,.~&lti8& &r ~9fta~t 
af.Qiiaegfggi;aJ s;t&s that remain undisturbed or are restored or enhanced as a result of a 
development approval shall be preserved as a condition of that approval. 

(e) t:Jgsigr:~at89 R Historical resources that are occupied shall be maintained in the same 
manner as all other occupied structures in accordance with the Uniform Building Code 
and State Historic Building Code and in a manner that preserves their historical integrity. 
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(f) Qesi~at9Q 1:1 Historical resources that are unoccupied shall be maintained in a manner 
that preservestheir historical integrity. 

(g) All proposed subdivisions that contain geslgf:lat.ig historical resources, ft:agiflgf:lal st.1IH.Ir:a! 
~t:Qf}el:ties gr #+l~gJ:taf:lt at:Gf:lafii9!ggisat sftfiis shall provide a conceptual grading plan that 
indicates future limits of grading and future development potential of all lots. [ ... ] 

101. Section 143.0260 Deviations from the Historical Resources Regulations shall be 
revised as follows: 

(a) If a proposed development dQi& RQt cannot to the maximum extent feasible comply with 
this division, a deviation may be considered in accordance with decision Process Four. 

(b) The minimum deviation to afford relief from the regulations of this division and 
accommodate development may be granted only if the decision maker makes the 
applicant findings in Section 126.0504. 

(c) If a deviation for demolition or removal of a ~sig1=1at.ig historical resource or a 
contributing structure within a historical district is approved, the applicant shall obtain 
approval for new development on the same premises before issuance of a 
Demolition/Removal Permit. 

102. Section 143.0440, Supplemental Planned Development Permit Regulations for 
Residential Rural Cluster Development in the AR and OR Zones, shall be revised to read: 

In addition to the general regulations for all Planned Development Permits and supplemental 
regulations for residential developments, the following regulations apply to all residential Planned 
Development Permits for rural cluster developments in the AR and OR zones: 

(a) Density 

(1 - 3) No Change 

(4) Within the future urbanizing area and outside the Coastal Overlay Zone, the area of a 
golf course meeting the criteria of Section 143.0440(c)(5) may be used in the 
calculation of total permitted residential density. 

(b) No Change. 

(c) Open Space Requirement 

(1 -3) No Change. 

(4) Recreational facilities shall be designed to serve only the occupants and guests of the 
development. However, within the future urbanizing area and outside the Coastal 
Overlay Zone, golf courses open to the public and their customary incidental, 
supportive facilities (excluding lodging facilities) need not be restricted provided that a 
permanent and irrevocable open space easement is established that covers the area of 
the golf course. A golf course open to the public means a public golf course or a 
private golf course on public or private land that is open to the public on a daily fee 
basis or that offers memberships to the public. 

(5) Within the future urbanizing area and outside the Coastal Overlay Zone, the area of a 
golf course meeting the criteria of Section 143.0440(c)(5) may be used in the 
calculation of total required open space . 

103. Section 143.0450, Supplemental Planned Development Permit Regulations for 
Residential Rural Cluster Development with Increased Density, shall be revised to read: 
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In addition to the general regulations for all Planned Development Permits and supplemental 
regulations for residential developments, the following regulations apply to all residential rural 
cluster developments requesting increased density that are located in the AR-1-1 and OR-1-2 
zones within the future urbanizing area. Approval of a proposed development in accordance with 
this section shall require the findings in Section 126.0604(b) to be made. 

{a) Density 

(1 - 2) No Change. 

{3) Except within the Coastal Overlay Zone, :1:: the area of a golf course meeting the criteria 
of Section 143.0450(c)(7) may be used in the calculation of total permitted residential 
density. 

(b) No Change. 

(c) Open Space Requirements 

(1- 5) No Change. 

(6) Recreational facilities shall be designed to serve only the occupants and guests of the 
planned development. However, within the future urbanizing area and outside the 
Coastal Overlay Zone, golf courses open to the public and their customary incidental, 
supportive facilities (excluding lodging facilities) need not be restricted provided that a 
permanent and irrevocable open space easement is established that covers the area of 
the golf course. A golf course open to the public shall mean a public golf course or a 
private golf course on public or private land that is open to the public on a daily fee 
basis or that offers memberships to the public. 

(7) Except within the Coastal Overlay Zone, +-!he area of a golf course meeting the criteria 
of Section 143.0450(c)(7) may be used in the calculation of total required open space. 

(d) No Change. 

(e) Subarea Plan Requirement in the North City Future Urbanizing Area 

(1) No Change. 

(2) Except within the Coastal Overlay Zone, Section 143.0450{e){1) shall not apply to any 
project for which an application was deemed complete on or before December 10, 1990, 
and which includes a golf course that is open to the public provided, however, that any 
such project shall fully participate in the Public Facilities Financing Plan, Interim Fees, 
and the school Facilities Master Plan, and that a development agreement shall be 
executed for the project. 

D. SUGGESTED MODIFICATIONS FOR LAND DEVELOPMENT MANUAL 

BIOLOGY GUIDELINES -SUGGESTED MODIFICATIONS 

1. The Biology Guidelines shall be modified to be in conformance with the 
Environmentally Sensitive Lands Regulations as certified by the Commission. 

COASTAL BLUFFS AND BEACHES GUIDELINES- SUGGESTED MODIFICATIONS 

1. The Bluffs and Beaches Guidelines shall be modified to be in conformance with the 
Environmentally Sensitive Lands Regulations as certified by the Commission. 
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STEEP HILLSIDE GUIDELINES- SUGGESTED MODIFICATIONS 

1. The Steep Hillside Guidelines shall be modified to be in conformance with the 
Environmentally Sensitive Lands Regulations as certified by the Commission. 

LANDSCAPE STANDARDS- SUGGESTED MODIFICATIONS 

1. The Landscape Standards shall be modified to be in conformance with the 
Environmentally Sensitive Lands Regulations and the other general Land Development 
Code revisions as certified by the Commission. 

HISTORICAL RESOURCES GUIDELINES -SUGGESTED MODIFICATIONS 

1. The Historical Resources Guidelines shall be modified to be in conformance with the 
Land Development Code revisions herein, as certified by the Commission. 

2. The first paragraph under When Are Surveys Required? of Section II. DEVELOPMENT 
REVIEW PROCESS, shall be revised as follows: 

For premises not already determined to contain historical resources, the City Manager shall 
determine the need for a site specific survey for the purposes of obtaining a Construction Permit, 
Neighborhood Development Permit or Site Development Permit for development proposed for 
any parcel containing a structure that is more than 45 years old and not located within any area 
identified below as exempt or for any parcel identified as containing a historical resource in a land 
use plan or identified as sensitive on the Historical Resource Sensitivity Maps for review based 
on the Historical Resource Sensitivity Maps. Prior to making a determination the City Manager 
shall consult with local historic resource boards, the designated community planning group, 
the Urban Studies Departments of the University of California San Diego and San Diego State 
University and the San Diego Museum of Man. The City Manager shall determine the need for 
a site specific survey within 10 working days of application of a construction permit or within 30 
calendar days of an application for a development permit. A site specific survey shall be required 
when the City Manager determines that a historical resource may exist on the premises. If the 
City Manager does not require a site specific survey within the specified time period a permit for 
historical resources shall not be required. 

E. MINOR TECHNICAL REVISIONS SUGGESTED BY THE CITY 

Section 1113.0273(d), Measuring Visibility Area, shall be revised to read: 

The visibility area is a triangular portion of a premises formed by drawing one line 
perpendicular to and one line parallel to the property line or public right-of-way for a 
specified length and one line diagonally joining the other two lines, as shown in Diagram 
113-02QQ. No structures may be located within a visibility area unless otherwise 
provided by the applicable zone or the regulations in Chapter 14, Article 2 (General 
Development Regulations). [ ... ] 

(d) Where the required front and street side yards measure less than 25 feet when 
combined, that measurement or 15 feet, whichever is greater, establishes the 
visibility area at the street intersection. 

Chapter 12/Article 1/Division 1: General Rules for Land Development Review 
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Section 121.0101, Purpose of City Review, shall be revised to read: 

The purpose of City review is to help ensure that development in the City of San Diego is 
protective of the public health, safety, and welfare. The intent of the Land Development Code is 
to provide different review processes appropriate to the different types of development. 

The Land Development Code provides procedures to review land use plans, zoning actions, 
maps, and permit applications. Map and permit reviews are divided into two major categories: 
development review and construction review. A proposed map or permit may require either type 
or both types of review as. specified. Development review is the review of conceptual or 
schematic plans. Development review is required when conditions must be applied to a map or 
permit or when adjustments or exceptions from regulations are proposed ~- Construction 
review is review of final or construction plans for compliance with regulations of the Land 
Development Code. 

Chapter 12/Article 6/Division 5: Site Development Permit Procedures 

Section 126.0503, Decision Processes for Site Development Permits, shall be revised to 
read: 

(a) Process Three 

(b) 

A decision on an application for a Site Development Permit for the types of development 
listed in Section 126.0502{a), (b) and (c) shall be made in accordance with Process 
Three. The decision may be appealed to the Planning Commission in accordance with 
Section 112.0506. 

Process Four 

(1) A decision on an application for a Site Development Permit for the types of 
development listed in Section 126.0502(~ shall be made in accordance with 
Process Four. 

(2) A recommendation of the Historical Resources Board is required prior to the 
Planning Commission decision on a Site Development Permit when a historical 
district or designated historical resource is present. 

(c) Process Five 

A decision on an application for a Site Development Permit for the types of development 
listed in 126.0502(~ ~)shall be made in accordance with Process Five. 

Chapter 13/Artic/e 1/Divlsion 1: General Rules for Base Zones 

Section 131.0112, Description of Use Categories and Subcategories, shall be revised to 
read: 

(a) The following are descriptions of each use category and subcategory found in the 
Use Regulations Tables of each base zone. These descriptions shall be used to 
classify specific uses into use subcategories for the purpose of determining 
applicable use regulations, in accordance with Section 131.0110. A description of 
separately regulated uses is located in Section 131.0112(b). [ ... J 

(3) Residential Use Category 
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This category includes uses that provide living accommodations for one or more persons. 
The residential subcategories are: 

(A) Group Living Accommodations -- Dwellings where multiple 
residents share living accommodations and facilities and where meals or 
other services are provided. 

(B} Mobilehome Parks --A premises with two or more mobilehomes 
used as dwelling units other than companion units or employee housing. 

(C) Multiple Dwelling Units- Dwelling units where more than one 
dwelling unit is located on a single lot. A4JJUif}te rNJFJJ.IiRgJJRit& 1019 
R9t iR;IIolfOIQ loi&Qi aii9WQQ iR siRg/Q fiWfi!!JRfl WRit ii:QRQ&, . 

Chapter 13/Article 1/Division 1: General Rules for Base Zones 

Section 131.0140, Use of Yards and Landscaped Areas in All Base Zones, shall be revised 
to read: 

The following regulations are related to other development regulations that are addressed in the 
Development Regulations Tables in each of the base zones and are applicable to all base zones. 
Except as specified by the applicable zone, yards and landscaped areas may be used only for 
the following items and purposes: 

(a} Living Landscape Material. 

Incidental passage and use by occupants . 

l.iviR9 laRGI&"ap& R:~at&rial& 1 gr 9tR&r I Landscape elements, constructed and 
installed to complement living landscape material, and not exceeding a height of 3 
feet within front and street side yards. 

~} Fences and walls as permitted in Chapter 14, Article 2, Division 3 (Fence 
Regulations}. 

fQ~) Directional and other notification signs as permitted in Chapter 14, Article 2, 
Division 12 (Sign Regulations). 

~!) Walkways and paved driveways consistent with zone standards and applicable 
parking and landscape regulations. 

ftg) Items that the City Manager may determine to be necessary to accommodate a 
temporary period of construction, site modification, or equipment change, when 
there is evidence of frequent and diligent physical effort to complete work. 

t9!!) Parking in accordance with Section 142.0510. 

~D Storage of items when screened in accordance with Chapter 14, Article 2, Division 
11 (Outdoor Storage and Display Regulations). 

Chapter 13/Artic/e 1/Division 2: Open Space Base Zones 
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Section 131.0230, Development Regulations of Open Space Zones, shall be revised to read: 

{a) Within the open space zones no structure or improvement shall be constructed, 
established, or altered, nor shall any premises be used unless the premises complies 
with the regulations and standards in this division and with any applicable development 
regulations in Chapter 13, Article 2 {Overlay Zones) and Chapter 14 (General and 
Supplemental Regulations) 

{b) {b) A Neighborhood Development Permit or Site Development Permit is required for 
the types of development identified in Table 143-03A. 

{c) The regulations in this division apply to all development in the open space base zones 
whether or not a permit or other approval is required except where specifically identified. 

Section 131.0231, Development Regulations Table for Open Space Zones, shall be revised 
to read: 

The following development regulations apply in the open space zones as shown in Table 
131-02C. 

Table 131-02C 
Development Regulations of Open Space Zones 

Development Regulations Zone Designator Zones 
{See Section 131.0230 for 

OF(1)-Develo~ment Regulations of Open 1st & 2nd» OP- OC- OR-
S~ace Zones) 

J 3rd » 1- 2- 1- 1- 1-

4th» 1 1 1 2 

Chapter 13/Artic/e 1/Division 3: Agricultural Base Zones 

Section 131.0303, Purpose of the AR (Agricultural-Residential) Zones, shall be revised to 
read: 

1-

1 

(a) The purpose of the AR zones is to accommodate a wide range of agricultural uses while also 
permitting the development of single dwelling unit homes at a very low density. The 
agricultural uses are limited to those of low intensity to minimize the potential conflicts with 
residential uses. This zone is applied to lands that are in agricultural use or that are 
undeveloped and not appropriate for more intense zoning. Residential development 
opportunities are permitted with a Planned QQ.evelopment PE_ermit at various densities that 
will preserve land for open space or future development at urban intensities when and where 
appropriate. 

(b) The AR zones are differentiated based on the minimum lot size as follows: 

• AR-1-1 requires minimum 10-acre lots 
AR-1-2 requires minimum 1-acre Jots 

Section 131.0323, Additional Use Regulations of Agricultural Zones, shall be revised to read: 

The uses in this section are permitted within the agricultural zones as indicated subject to the 
regulations listed. [ ... ] 
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(b) Horticulture nurseries are permitted subject to the following: 

(1)0nly plants are permitted to be sold on the premises. The sale of nonplant items requires a 
Conditional Use Permit for a plant nursery in accordance with Section 141.0504:1 

(2)At least 75 percent of the plants available for sale must be propagated or grown from 
saplings on the premises; and ... 

Section 131.0330, Development Regulations of Agricultural Zones, shall be revised to read: 

(a) Within the agricultural zones, no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 
13, Article 2 (Overlay Zones) and Chapter 14 (General and Supplemental Regulations) 

Section 131.0331, Development Regulations Table for Agricultural Zones, shall be revised to 
read: 

The following development regulations apply in the agricultural zones as shown in Table 
131-03C. 

Table 131-03C 
Development Regulations of Agricultural Zones 

Development Regulations Zone Designator Zones 
(See Section 131.0330 for Develo~ment 
Regulations of Agricultural Zones} 1st & 2nd» AG 

3rd » 1- I 1- 1-

Footnotes for Table 131-03C 

AR 

I 

(
1

) A single dwelling unit is permitted only as an accessory use to a permitted agricultural use 
on the same premises. 

(2) 
See Section 131.0340(a). 

(3) 
See Section 131. 0340(b ). 

(4) 
See Section 131.0342(a). 

(5) 
See Section 131.0342(b). 

~ 
S88 S8~tigR ~d~.0d4d, 

1-

(+6) 
- Each dwelling unit shall have a gross floor area of at least 650 square feet, not including the 

garage. 
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(i7) 
- Structures that are used to provide shade areas for growing plants, such as green houses 

and agricultural shade structures, are not included for determining lot coverage. 

Chapter 13/Artic/e 1/Divislon 4: Residential Base Zones 

Section 131.0403, Purpose of the RS (Residential-single Unit) Zones, shall be revised to 
read: 

(a} 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. It is intended 
that these zones provide for flexibility in development regulations that allow reasonable 
use of property while minimizing adverse impacts to adjacent properties. 

(b) The RS zones are differentiated based on the minimum lot size and whether the premises is 
located in an urbanized community or a planned or future urbanizing community, as follows: 

(1) Urbanized Communities ... 

(2) Planned or Future Urbanizing Communities ... 

Section 131.0420, Use Regulations of Residential Zones, shall be revised to read: 

The regulations of Section 131.0422 apply in the residential zones unless otherwise specifically 
provided by footnotes indicated in Table 131-048. The uses permitted in any zone may be 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14, Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). [ ... ] 

(e) For any use tha4lt cannot be readily classified, the City Manager shall determine the 
appropriate use category and use subcategory pursuant to Section 131.0110. 

Section 131.0430, Development Regulations of Residential Zones, shall be revised to read: 

Within the residential zones, no structure or improvement shall be constructed, established, or 
altered, nor shall any premises be used unless the premises complies with the regulations and 
standards in this division and with any applicable development regulations in Chapter 
(a) 13, Article 2 (Overlay Zones) and Chapter 14 (General and Supplemental Regulations) ... 

Section 131.0431, Development Regulations Table of Residential Zones, shall be rev1sed to 
read: 

The following development regulations apply in the residential zones as shown in the Table 131-
04C, 131-04D, 131-04E, and 131-04F. 

(a) RE Zones 

Development Regulations 

Table 131..04C 
Development Regulations of RE Zones 

Zone designator 
iSee Section 131.0430 for Develof!ment Regulations 

1st&2nd » of Residential Zones) 

3rd » 1-

4th» 1 
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Table 131-04D 
Development Regulations of RS Zones 

Development Regulations 
(See Section 131.0430 for 
Development Regulations of 
Residential Zones) 

Zone Designator 

1st & 2nd» 

3rd » 

4th» 

1- 1- 1-

2 3 

Zones 

RS-

1-

4 

Table 131·04E 
Development Regulations of RX Zones 

Development Regulations Zone designator 
{See Section 131.0430 for Development Regulations of 

1st& 2nd» Residential Zones) 

3rd » 

4th» 

Table 131 ·04F 
Development Regulations of RT Zones 

1-

1 

Development Regulations Zone Designator Zones 
{See Section 131.0430 for Development 
Regulations of Residential Zones) 

Development I Desi Zone Regulations gnator 
{See Section 
131.0430 for 1st & 2nd» 
Development 

Regulations of 
3rd » 1-

Residential 4th» 1 
Zones) 

Footnotes for Table 131-04G 

1st & 2nd» 

3rd » 1- 1-

4th» 1 2 

Table 131-04G 
Development Regulations of RM Zones 

Zones 

RM-

1- 1- 2-

2 3 4 

RT-

1-

5 

Zones 

RX-

1-

3 

2-

5 

{1) 
One dwelling unit per specified square foot of lot area as determined in accordance with 
Section 113.0222. 
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(2) 
An exception to the maximum permitted density may be permitted in accordance with 
Chapter 14, Article~~. Division 5. I (Affordable Housing Density Bonus) .... 

Chapter 13/Artic/e 1/Division 5: Commercial Base Zones 

Section 131.0530, Development Regulations of Commercial Zones, shall be revised to read: 

(a) Within the commercial zones, no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 13, 
Article 2 {Overlay Zones) and Chapter 14 (General and Supplemental Regulations) .... 

Section 131.0531, Development Regulations Tables of Commercial Zones, shall be revised 
to read: 

The following development regulations apply in each of the commercial zones as shown in 
Tables 131-0SC, 131-0SD, and 131-05E. 

(a) CN Zones 
Table 131-0SC 

Development Regulations of CN Zones 

Development Regulations Zone designator Zones 
{See Section 131.0530 for Develo~?ment 
Regulations of Commercial Zones} 1st & 2nd» CN-

3rd » 1- 1-

4th» 1 2 

Max permitted residential density<
1
> (d per dw~ 3,000 1,500 

Table 131-050 
Development R I • f CR CO CV CP Z egu ations o I , 

' ones 

Development Regulations Zone Designator Zones 

1-

3 

1,500 

{See Section 131.0530 for 
Develo~ment Regulations of 1st & 2nd» CR· CO- CV- CP-
Commercial Zones) 

3rd » 1- 1 2- 1-

4th» 1 1 2 

Max permitted residential density (
1
) {If per dw~ 1,500 1,000 1,500 

Development Regulation 
{See Section 131.0530 for DeveloJ?ment 
R~ulations of Commercial Zones} 

Table 131-0SE 
Development Regulations of CC Zones 

Zone Designator Zones 

1st & 2nd» 

3rd » 1-12-14-15· 1-12-14-15· 

4th» 1 2 
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Development Regulation Zone Designator 
{See Section 131.0530 for DeveloQment 
Regulations of Commercial Zones} 1st & 2nd» 

Zones 

CC-

3rd » 1-12-14-15- 1-12-14-15- 1-12-14-15- 3-1 4·15- 3-14-15-

4th» 1 2 3 4 I 5 

Max pemnitted residential density1
'
1 (&:f perdu) 1,500 1,500 1,500 1,500 1500 

Chapter 11/Artic/e 3/Division 6: Industrial Base Zones 

Section 131.0622, Use Regulation Tables for Industrial Zones, shall be revised to read: 

Table 131-068 
Use Regulations Table of Industrial Zones [ ... ] 

Use Categories/ Subcategories Zone designator Zones 
[See Section 131.0112 for an explanation and descriptions 
of the Use Categories, Subcategories, and Separately 1st & 2nd» IP- IL- IH-
Regulated Uses] 

3rd » 1- 2- 1- 2- 3- 1- 2-

4th» 

Wholesale, Distribution, Storage 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility c c 
Hazardous Waste Treatment Facility c c 
Marine Related Uses Within the Coastal Overlay Zone 

Mining and Extractive Industries c c c c c c 
Newspaper Publishing Plants c p p p p p p 

Processing & Packaging of Plant Products & Animal By-products Grown p p p p p 
Off-premises 

Very Heavy Industrial Uses 

Chapter 11/Artic/e 3/Division 6: Industrial Base Zones 

Section 131.0630, Development Regulations of Industrial Zones, shall be revised to read: 

(a) Within the industrial zones, no structure or improvement shall be constructed, established, or 
altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 
13, Article 2 (Overlay Zones) and Chapter 14 (General and Supplemental Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A 

(c) The regulations in this division apply to all development in the industrial base zones whether 
or not a permit or other approval is required except where specifically identified . 
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Section 131.0631, Development Regulations Table for Industrial Zones, shall be revised to 
read: 

The following development regulations apply in the industrial zones as shown in Table 131-0SC. 

Table 131-06C 
Development Regulations of Industrial Zones 

Development Regulations Zone Designator Zones 
{See Section 131-0630 for Develoement R~ulations 
of Industrial Zones) 1st & 2nd» IP- IL- IH- IS-

3rd » 1- 1 2- 1- 1 2- 1 3- 1- 1 2-

4th» 1 1 

PART Ill. FINDINGS FOR DENIAL OF CITY OF SAN DIEGO LCPA #1-98, 
ASSUBMITIED 

A. CONFORMANCE WITH SECTION 30001.5 OF THE COASTAL ACT 

The Commission finds, pursuant to Section 30512.2b of the Coastal Act, that the LCP 
Implementation Plan amendment, as set forth in the resolution for certification as 
submitted, is not consistent with the policies and requirements of Chapter 3 of the 
Coastal Act to the extent necessary to achieve the basic state goals specified in 
Section 30001.5 of the Coastal Act which states: 

The legislature further finds and declares that the basic goals of the state for 
the Coastal Zone are to: 

a) Protect, maintain and, where feasible, enhance and restore the overall 
quality of the coastal zone environment and its natural and manmade resources. 

1 

b) Assure orderly, balanced utilization and conservation of coastal zone 
resources taking into account the social and economic needs of the people of the state. 

c) Maximize public access to and along the coast and maximize public 
recreational opportunities in the coastal zone consistent with sound resource 
conservation principles and constitutionally protected rights of private property owners. 

(d) Assure priority for coastal-dependent and coastal-related development 
over other development on the coast. 

(e) Encourage state and local initiatives and cooperation in preparing 
procedures to implement coordinated planning and development for mutually beneficial 
uses, including educational uses, in the coastal zone. 

B. CONFORMANCE WITH THE CERTIFIED LAND USE PLANS 

1. Environmentally Sensitive Lands Regulations 

a Purpose and Intent of the Ordinance. As part of Chapter 14, Article 3 which includes 
"Supplemental Development Regulations", the City has proposed the Environmentally Sensitive 
Lands Regulations (ESL). The purpose of the regulations is to protect, preserve and, where 
damaged, restore, the environmentally sensitive lands of San Diego and the viability of the 
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species supported by those lands. The City has revised its Municipal Code with the intent of 
developing Citywide regulations which are applicable to development in or adjacent to 
environmentally sensitive habitat areas such that development proceeds in conformance with the 
City's Multiple Species Conservation Program Subarea Plan. The ESL is also the section of the 
LDC that addresses the coastal resources protected pursuant to the California Coastal Act. 

b Major Provisions of the Ordinance. The ESL regulations apply to all proposed development 
when environmentally sensitive lands are present on the premises. Environmentally sensitive 
lands is a defined term for purposes of these regulations and means lands containing steep 
hillsides, sensitive biological resources, coastal beaches, sensitive coastal bluffs and 1 00-year 
floodplains. These terms are defined in Chapter 11, Article 3 as follows: 

Coastal beach means the land between the edge of the sea and the first line of terrestrial 
vegetation or development or the toe of an adjacent sensitive coastal bluff or seawall, whichever 
is most seaward. 

Sensitive biological resources means upland and/or wetland areas that meet any one of the 
following criteria: 

(a) Lands that have been included in the City of San Diego Multiple Species Conservation 
Program Preserve; 

(b) Wetlands; 

(c) Lands outside the MHPA that contain Tier I Habitats, Tier II Habitats, Tier lilA Habitats, 
or Tier I liB Habitats; 

(d) Lands supporting species or subspecies listed as rare, endangered, or threatened under 
Section 670.2 or 670.5, Title 14, California Code of Regulations, or the Federal 
Endangered Species Act, Title 50, Code of Federal Regulations, Section 17.11 or 17.12, 
or candidate species under the California Code of Regulations; or 

(e) Lands containing habitats with Narrow Endemic Species as listed in the Biology 
Guidelines in the Land Development manual. 

(f) Lands containing habitats of covered species as listed in the Biology Guidelines in the 
Land Development Manual 

Steep hillsides means all lands that have a slope with a natural gradient of 25 percent (4 feet of 
horizontal distance for every 1 foot of vertical distance) or greater and a minimum elevation 
differential of 50 feet, or a natural gradient of 200 percent (1 foot of horizontal distance for every 
2 feet of vertical distance) or greater and a minimum elevation differential of 1 0 feet; 

Sensitive coastal bluff means a coastal bluffthat is designated within hazard category 
numbers 41 through 47, inclusive, on the City's Geologic Hazard Maps plus the area of 
an additional 1 00-foot strip located landward; and, 

1 00-year floodplain means the lands adjoining, and including, the channel of a river, 
stream, water coursebay, or other body of water that is subject to inundation by the 
flood waters of a 1 00-year frequency flood. The 1 00-year floodplain includes the 
floodway and floodplain fringe as identified in the flood hazard boundary maps. 

The ESL regulations clearly address those coastal resources which are identified in the 
Coastal Resource Planning and Management Policies contained in Chapter 3 of the 
Coastal Act. Chapter 3 policies serve as the standard of review for all the adopted 
community plans which have been certified by the Commission as land use plan (LUP) 
segments of the City's certified LCP. The proposed implementation plan must be 
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found by the Commission to conform with and be adequate to carry out the certified 
land use plans. 

The following findings support rejection of the implementation plan as proposed by the 
City as inadequate to carry out the provisions of the certified LUPs. The initial 
discussion will address the process whereby the ESL regulations are applied to 
development. The Commission finds that, even if the regulations were acceptable as 
proposed by the City, the application of the regulations as proposed does not meet the 
requirements of the Coastal Act or assure its implementation in conformance with the 
certified LUPs. The latter discussion will address the specific nonconformance of the 
proposed regulations with the certified LUP policies. 

As proposed, the ESL regulations contain allowed uses and development regulations 
for development proposed to encroach within any of the identified resource areas. 
Some examples of such development regulations include, permitted uses on coastal 
beaches or coastal bluffs; requirements for a site-specific impact analysis to be 
completed for any development proposing to encroach into wetlands or other 
biologically sensitive lands; mitigation requirements; allowable development area on 
premises containing steep hillsides both inside and outside the Multi-Habitat Planning 
Area (MHPA); requirements to establish visual corridors and/or public access 
easements on premises containing beaches and/or bluffs, etc. 

As submitted, the ESL does not identify the Coastal Development Permit as the vehicle for 
implementation of the ESL. This fact, by itself, is not a problem, if the regulations themselves 
and other sections of the LDC make clear the ESL regulations are applicable to coastal 
development requiring a Coastal Development Permit, and the appropriate findings are made to 
assure conformance with the certified LUPs. However, as discussed in the following findings, the 
Commission does not concur that adequate review is afforded through the ESL regulations, as 
proposed by the City, to all development subject to the Coastal Development Permit process. 

As proposed, the ESL regulations are to be implemented by either the Site 
Development or Neighborhood Development Permit process. If either of those 
discretionary permits are not required for a proposed development, the development is 
not subject to the ESL regulations. The following types of development are not 
required to obtain a Site Development or Neighborhood Development Permit as 
proposed by the City: 

(taken from Section 143.0110 (c)) 

(1) Development on a premises containing environmentally sensitive lands when the 
development will not encroach into the environmentally sensitive lands during or after 
construction, if the property owner signs an acknowledgment that further development 
on the property is not permitted unless the development is reviewed and approved 
pursuant to this division and if the development proposal provides for the following: 

(A) A 1 00-foot setback from sensitive biological resources; 

(B) A 40-foot setback from the top of slope of steep hillsides; 

(C) A 1 00-foot setback from coastal beaches; 

(D) A 1 00-foot setback from bluff edge of sensitive coastal bluff, and 

(E) A 1 00-foot setback from floodplains. 

(2) Development that is limited to interior modifications or repairs, or any exterior repairs, 
alterations or maintenance that does not increase the footprint of an existing building or 
accessory structure and will not encroach into the environmentally sensitive lands 
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during or after construction. For a premises containing a sensitive coastal bluff, any 
addition above the first floor shall observe a minimum 40-foot setback from the coastal 
bluff edge. 

(3) Minor improvements to existing structures on steep hillsides, subject to all of the 
following applicable requirements: 

(A} Clearing and grubbing shall not exceed 100 square feet per acre. 

(B) Excavation for foundations or pilings shall total less than 1 0 cubic yards. 

(C) The proposed improvements do not encroach into sensitive biological resources. 

(D) One story structures supported by pilings or pillars may be located on steep 
hillsides provided that the total of all encroachments into the steep hillsides area 
does not exceed 5 percent of the total floor area of the building or structure. 

(E) Residential decks up to 500 square feet may be located on steep hillsides 
provided that the deck is attached to the building or structure and does not exceed 
12 feet in elevation above the existing grade at any point. 

(4) Development activity that is limited to permissible grading for the preparation of a site 
for cultivation of crops and where grading for agriculture purposes has occurred in 
compliance with all legal requirements within the previous 3 years. 

(5) City public works projects for which plans, specifications, or funding have been 
approved by the City Council or the City Manager before July 1, 1991. 

(6) Restoration projects where the sole purpose is enhancement or restoration of native 
habitats. 

(7} Zone Two brush management activity if the brush management complies with the 
landscape regulations in Chapter 14, Article 2, Division 4 (Landscape Regulations) and 
the Biology Guidelines. 

Therefore, if a development is proposed on property which contains, for example, 
wetlands, but the development is setback at least 100 feet from the wetlands, the 
development does not require a Site Development Permit or Neighborhood 
Development Permit. It is, therefore, also not subject to the ESL regulations. 
However, a Coastal Development Permit is still required for such development; yet, the 
ESL regulations do not acknowledge this requirement and the regulations, as proposed 
by the City, would not apply to such development. Thus, the LDC as proposed 
excludes development from the ESL regulations if a specified setback is provided from 
the sensitive resource. 

The Commission finds the City's approach of excluding development from the 
discretionary review process afforded by the ESL, if a certain setback is provided, is 
not adequate to carry out all the provisions of the certified LUPs which address more 
than just siting of a structure. As structured by the City, the LDC does not allow the 
ESL regulations to be applied through the Coastal Development Permit process. If 
approved as submitted, there would be no regulations contained in the certified LCP 
that would support, for example, securing wetland buffers as open space or otherwise 
defining developable area for purposes of resource protection, if a 1 00 foot wetland 
setback is proposed as part of the project. Many other provisions of the LUPs which 
are addressed through the ESL regulations would also not be applicable through the 
Coastal Development Permit process, such as brush management, drainage and 
erosion controls, visual buffers, access requirements, etc. 
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The same concern is raised by the proposed process with regards to allowable 
development area defined in the Development Regulations for Steep Hillsides. The 
regulations specify that development that proposes encroachment into steep hillsides 
or that does not qualify for an exemption pursuant to Section 143.0110 (c), is subject to 
the allowable development area regulations, among others. The allowable 
development area is defined for both inside and outside the MHPA. Outside the 
MHPA, the regulations allow development within steep hillsides if necessary to achieve 
a maximum development area of 25 percent of the premises. An additional 15 percent 
encroachment is permitted in specified cases. A deviation from the Environmentally 
Sensitive Lands regulations is also possible if certain findings are made. Alternative 
compliance for the Steep Hillside regulations is also permitted pursuant to certain 
findings. 

These regulations are problematic for two reasons. One relates to conformity of the 
regulations with the policy language contained in the certified land use plans, which will 
be discussed in a later finding. The second problem relates, again, to the process by 
which development is subject to the provisions of the ESL regulations. The regulations 
as proposed by the City specifically exempt the following from the 25% allowable 
development area regulations described above: 

1. The development of one or more lots as long as the total area of the lots does not 
exceed 15,000 square feet and the lots were not joined in ownership to any 
contiguous lot or parcel on or before the adoption date of this division so that the 
total area of contiguous ownership exceeded 15,000 square feet; 

2. Subdivision of a premises less than 15,000 square feet (for single dwelling unit 
development). 

Therefore, any subdivision or development of lots containing less than 15,000 sq. ft. is 
not subject to Section 143.0142 (a) which sets forth the allowable developable area of 
a property. Since these regulations are not applicable to a development proposed on 
lots containing less than 15,000 sq.ft., there would be no mechanism contained within 
the LCP, as proposed by the City, to apply encroachment limitations through the 
Coastal Development Permit process consistent with the policies of the certified land 
use plans. As discussed in a later finding, many certified LUPs contain encroachment 
limitations and provide for protection of steep hillsides for reasons including habitat 
protection, visual impact and hazards associated with geologic instability and erosion 
control. The steep hillside protection afforded in the certified LUPs is not based on the 
size of the parcel. The ESL as submitted does not apply to all development requiring a 
Coastal Development Permit, or apply to all the resource areas afforded protection by 
the specific policies of the certified LUPs. 

Therefore, the Commission finds that, as proposed, the implementation plan and, more 
specifically the ESL regulations, mention the Site Development Permit and the 
Neighborhood Development Permit as the primary discretionary permits required to 
apply the regulations put forth in the LDC. Because the ESL regulations contain the 
resource protection language necessary to implement the certified land use plans and 
Chapter 3 policies, it is appropriate for those regulations to be applied through the 
Coastal Development Permit process. As proposed, the regulations are not applicable 
to all development requiring a Coastal Development Permit which should be afforded 
such review. Therefore, as proposed, the LDC is not adequate to carry out the land 
use plans. 

As a potential means to remedy this situation, Commission staff was previously 
suggesting a separate ESL section that would apply to coastal development within the 
Coastal Overlay Zone (see previous suggested modifications titled Environmentally 
Sensitive Lands Regulations for the Coastal Overlay Zone from the 9/24/98 staff report 
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attached as Exhibit A ). The staff was suggesting such an approach so that the 
separate section of the regulations would include the standards which are specific to 
the Coastal Overlay Zone and that are addressed within the certified LUPs, such as, 
encroachment limitations on steep hillsides and permitted uses within wetlands. In this 
way, the remainder of the regulations would stay in place, as proposed by the City, to 
apply elsewhere outside the coastal zone. 

To assure conformance with the ESL regulations, as modified, the staff was also 
suggesting that specific findings, similar to those proposed by the City as applicable to 
the Site and Neighborhood Development Permits, be included within the ESL 
regulations for the Coastal Overlay Zone. The intent was that conformance with the 
ESL regulations was assured in review of coastal development requiring a Coastal 
Development Permit, when applicable. 

In response to the previous staff recommendation, City staff has indicated a preference 
to having modifications made within the proposed ESL regulations, if such changes 
can be made to meet the Commission's concerns, rather than establishing a separate 
section applicable within the Coastal Overaly Zone only. The City staff notes the 
Coastal Development Permit does not have to be the only vehicle utilized by a local 
government to implement the Coastal Act and a certified LCP, and, that the process for 
review of all development permits is a consolidated process. Therefore, if a Coastal 
Development Permit is required along with a Site Development Permit, all the findings 
for all permits must be made in one decision. For appealable development, the entire 
decision would be appealable to the Coastal Commission. Therefore, if the ESL 
regulations mention primarily the Site Development Permit and Neighborhood 
Development Permits, rather than the Coastal Development Permit, but that analysis 
and review process is approved as part of the certified LCP, then the finding of 
conformity with the certified LCP for the Coastal Development Permit is sufficient to 
assure conformance with the ESL regulations. · 

The Commission does not dispute this as an acceptable scenario, provided it is clear 
within the certified regulations what constitutes the certified LCP provisions to which 
coastal development must conform. Additionally, the permit procedures adopted by 
the local government as the primary vehicles for implementing the LCP policies must 
apply to all development requiring such review in order to be adequate to carry out the 
land use plans. In this regard, the Commission finds that revisions must be made to 
the Land Development Code, as submitted, in order to clarify the applicable permit 
process and carry out the provisions of the certified land use plans. The following 
section will identify suggested modifications which the Commission finds would 
address the stated concerns and allow for certification of the Land Development Code, 
if modified. 

2. Biologically Sensitive Lands 

Several land use plan segments of the City of San Diego Local Coastal Program 
contain specific policies related to wetlands and development within or adjacent to 
environmentally sensitive habitat areas as follows: 

Torrey Pines LUP Segment: 

Page 117 of the Community Plan under Local Coastal Program Policies states, in part: 

The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes 
shall be permitted where there is no feasible less environmentally-damaging alternative, 
where feasible mitigation measures have been provided to minimize adverse 
environmental effect, and shall be limited to the following newly permitted uses and 
activities: 
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1. Incidental public service purposes, including, but not limited to, burying cables and 
pipes or inspection of piers and maintenance of existing intake and outfall lines. 

2. Mineral extraction, including sand for restoring beaches, except in environmentally 
sensitive areas. 

3. Restoration purposes. 

4. Nature study, aquaculture or similar resource dependant activities. 

Dredging and spoils disposal shall be planned and carried out to avoid significant 
disruption to marine and wildlife habitats and water circulation. Dredge spoils suitable for 
beach replenishment should be transported for such purposes to appropriate beaches or 
into suitable long shore current systems. 

Buffer zones sufficient to protect wetlands shall generally be 100 feet in width, unless the 
applicant demonstrates that a smaller buffer will protect the resources of the wetland 
based on site-specific information including but not limited to the type and size of the 
development and/or proposed mitigation which will also achieve the purposes of the 
buffer. The California Department ofFish and Game and the U.S. Fish and Wildlife 
Service shall be consulted in such buffer determinations and their comments shall be 
accorded great weight by the City of San Diego and by the California Coastal 
Commission. Developments permitted in wetland buffer areas shall be limited to access 
paths, passive recreational areas, fences and similar improvements necessary to protect 
the wetland, and such improvements shall be restricted to the upper/inland half of the 
buffer zone. Developments shall be located so as not to contribute to increased 
sediment loading of the wetland, cause disturbance to its fish and wildlife values, or 
otherwise impair the functional capacity of the wetland. 

Mira Mesa LUP Segment: 

Policy 4 on Page 33 of the LUP states: 

Resource Management 

[ ... 1 

a. No encroachment shall be permitted into wetlands. including vernal pools. 

[ ... ] 

h. Riparian Areas: 

1. Riparian areas within Los Penasquitos Canyon Preserve: 

a. Riparian areas within Los Penasquitos Canyon Preserve shall be preserved in their 
natural state with a buffer of adjoining upland habitat having a minimum width of 100 feet. 
The buffer shall start at the outside edge of the defined riparian habitat, or at the outside 
edge of the 1 00-year FEMA floodplain, whichever is wider or outermost 

[ ... ] 

2. All other riparian areas should be preserved in their natural state with a buffer of 
adjoining upland habitat having a minimum width of 100 feet. The buffer shall start at the 
outside edge of the defined riparian habitat, or at the outside edge of the 100-year FEMA 
floodplain, whichever is wider or outermost. 
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3. Development adjacent to riparian areas shall be designed to avoid erosion, 
sedimentation, and other potentially damaging impacts (such as pollution from urban run
off) which would degrade the quality of the resources in the area (including wildlife 
habitat, vegetation, water quality or quantity, and visual quality). 

Tijuana River Valley LUP Segment (as amended) 

This segment will include similar language addressing protection of wetlands, wetland 
buffers and other environmentally sensitive habitat areas. 

The ESL as submitted contains specific standards for review of development that proposes to 
encroach into sensitive biological resource areas and provides specific protection for wetlands 
both within and outside the MHPA. The ESL regulations and the Biology Guidelines also provide 
for wetland buffers and avoidance of wetland impacts, when possible. The regulations and 
guidelines also provide for specific mitigation requirements when impacts are unavoidable. 

Within the MHPA, development is permitted only if necessary to achieve the 25% allowable 
development area set forth in the OR-1-2 zone. Outside the MHPA, encroachment into sensitive 
biological resources is not limited, except through policies stating that wetland impacts shall be 
avoided with wetland buffers and mitigation provided. On lands designated as open space 
outside the MHPA, development is permitted only if necessary to achieve a 25% allowable 
development area. However, as submitted, the Commission finds the ESL regulations and 
Biology Guidelines are not adequate to carry out the above referenced LUP policies in the 
following areas: 

1. The regulations and/or guidelines do not specify the uses permitted within wetlands or 
wetland buffers as specifically identified in the LUP policies; 

2. The language does not clarify that only permitted uses shall be allowed within wetlands and 
only when such activity is unavoidable, the least environmentally damaging alternative and 
adequate mitigation is required; 

3. The regulations and/or guidelines do not specify a minimum width for the wetland buffer as 
identified in the LUP policies; 

4. The guidelines accept restoration, enhancement or acquisition as adequate mitigation which 
would not result in "no net loss" of habitat value. 

The following section will include modifications which the Commission has determined are 
required in order to find the proposed Land Development Code and ESL regulations are 
adequate to carry out the land use plans. 

3. Steep Hillsides. 

Several land use plan segments of the City of San Diego Local Coastal Program contain specific 
policies related to steep hillside development. The following cited LUP policies are included 
within the certified Local Coastal Program in response to Sections 30240, 30241, 30251 and 
30253 of the Coastal Act which require that new development shall preserve the scenic and 
visual quality of coastal areas, be sited and designed to protect environmentally sensitive habitat 
areas and minimize risk in areas of flood, fire or geologic hazard. Environmentally sensitive 
habitat areas must be protected from any significant disruption of habitat values through the LUP 
policies and implementing ordinances contained within the certified Local Coastal Program which 
are applicable to development proposed within the coastal zone. 

Torrey Pines LUP Segment: 

Within the Coastal Zone, landforms that consist of slopes of 25 percent grade and over 
that have not been identified as possessing environmentally sensitive habitats, significant 
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scenic amenities or hazards to developments, may be developed provided the applicant 
can demonstrate all of the following: 

1. To protect the scenic and visual qualities of the site as seen from public vantage points, 
recreational areas, and roads or highways, the proposed development shall minimize the 
alteration of natural landforms and create only new slopes that are topographically 
compatible with natural landforms or the surrounding area. 

2. The proposed development restores and enhances any previously manufactured slopes 
on the site to make them compatible with surrounding natural landforms and native 
vegetation. 

3. The proposed development, including any fill or grading, does not create any significant 
new soil erosion, silting of lower slopes, slide damage or other geologic instability, 
flooding, or permanent scarring. 

4. The proposed development contains a native vegetation restoration and enhancement 
program for those portions of the site in 25 percent or greater slopes that will provide as 
follows: 

a. For every area or quantity of native vegetation located on slopes of 25 percent grade 
or over, in excess of the encroachment allowance provided in Table 1 below, that is 
disturbed by the development, an area equal to 120 percent of the disturbed area shall 
be restored in native vegetation. The restoration and enhancement program shall be 
performed prior to or concurrently with the development and may be incorporated into the 
design and implementation of the overall landscaping program for the site. 

b. The native vegetation restoration and enhancement program required by subsection 
(a) shall be located on the site of the permitted development. However, if the size, 
topography or biological characteristics of the site are determined by the Planning 
Director to be unsuitable for said restoration or enhancement program, then the native 
vegetation shall be provided at one or more off-site locations within the Coastal Zone, 
which may include publicly owned rights of way. If such location within the Coastal Zone 
are infeasible, then such native vegetation restoration or enhancement program shall be 
provided at other suitable locations within the City of San Diego outside the Coastal 
Zone. 

All native vegetation restoration and enhancement programs shall be prepared by a 
biologist, registered landscape architect, or other qualified professional in close 
consultation with the Department of Fish and Game and U.S. Fish and Wildlife Service. 

In the case of those landforms which consist of slopes of 25 percent and over which have 
been identified as possessing environmentally sensitive habitats or significant scenic 
amenities or hazards to development (including major undeveloped sites with high 
erodibility characteristics), the following policy shall apply: 

1. Slopes of 25 percent grade and over shall be preserved in their natural state, 
provided a minimal encroachment into the steep slope areas over 25 percent may be 
permitted as set forth in the following table: 

Percent of parcel in 
Slopes of 25 percent 
and over 
75% or less 

TABLE 1 
25 Percent Slope Encroachment Allowance 

Maximum encroachment 
allowance as percentage of area 
in slopes of 25 percent and over 

10% 
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80% 
85% 
90% 
95% 
100% 

12% 
14% 
16% 
18% 
20% 

For the purposes of this ordinance, encroachment shall be defined as any area of twenty
five percent (25%) or greater slope in Vl(hich the natural landform is altered by grading, is 
rendered incapable of supporting vegetation due to displacement required for the 
building, accessory structures or paving, or is cleared of vegetation, other than allowed 
below: 

The following uses shall be exempt from the encroachment limitations set forth above: 

b. Major public roads and collector streets identified in the Circulation Element of an 
adopted community plan or the City of San Diego Progress Guide and General Plan. 

c. Local public streets or private driveways which are necessary for access to the more 
developable portions of a site on slopes of less than 25 percent grade, provided no less 
environmentally damaging alternative exists. The determination of whether or not a 
proposed road or driveway qualifies for an exemption, in whole or part, shall be made by 
the Planning Director based upon an analysis of the project site. 

d. Public utility systems. 

2. On existing legal parcels, a deviation in the encroachment allowance percentage 
may be granted by the Planning Director, if necessary to maintain a minimum 
development right (total disturbed area) equal to 20 percent of the entire parcel. 

3. All encroachment allowances, including permissible deviations, shall be subject to a 
determination by the Planning Director that such encroachment supports the findings of 
fact set forth in the City's' Hillside Review Zone. 

Mira Mesa LUP Segment 

This LUP segment contains almost identical language as cited above relative to 
development of sensitive and non-sensitive steep hillsides. 

La Jolla LUP Segment 

This LUP segment contains very similar language as cited above for protection of steep 
hillside areas. 

Tijuana River Valley LUP Segment (as amended) 

This segment will contain similar provisions to those cited above. 

In response to the above cited provisions within the certified LUPs, the City has established the (HR) 
Overlay Zone Program for the coastal zone in the current certified Local Coastal Program, which is being 
proposed for replacement by the submitted LDC. The purpose of the HR zone was to provide 
supplementary regulations to assure that permitted development protects natural topographic features and 
character, aesthetic qualities, and environmental resources from direct or indirect impacts. Both the 
certified La Jolla and North City LUPs contain policy language which require new development to preserve 
steep sloping hillsides in excess of 25% gradient in their natural condition. Historically, only minor 
encroachments were permitted where an existing parcel was entirely (or almost completely) in steep 
slopes. In review of the City's LCP, the Commission has been adamant about protecting both the resource 
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and scenic values found on the steep slopes which would be destroyed, if disturbed, and about protecting 
downstream wetland areas which could be adversely impacted from erosion resulting from grading on 
steep hillsides. 

In the current certified Hillside Review (HR) ordinance and in response to City concerns about equity and 
maintaining reasonable use for hillside parcels, the Commission concurred with the sliding scale for 
allowable, but discretionary, encroachments into steep slopes in excess of 25% gradient. Such 
encroachments have always been viewed by the Commission to be discretionary and not permitted by 
right. The current ordinance also incorporates detailed mapping of all of the coastal zone hillsides and 
separates them into sensitive and non-sensitive or less-sensitive categories. This classification system 
establishes strict limitations for those slopes designated as sensitive and then requires additional mitigation 
for further encroachment within the less-sensitive slope areas. The ordinance also delineates several uses 
or development features, such as major Circulation Element roads or public utility systems, which are 
exempt from the encroachment limitations. 

However, the City is now proposing a different approach within the submitted LDC that 
establishes a 25% allowable development area. Inside the MHPA , the 25% allowable 
development area is determined in accordance with the OR-1-2 zone. Outside the 
MHPA, the allowable development area includes all portions of the premises without 
steep hillsides, which shall be preserved in their natural state, except that development is 
permitted on steep hillsides if necessary to achieve a maximum dev~lopment area of 
25% ofthe premises. Outside the MHPA, up to an additional15% development area is· 
permitted for major public facilities, such as parks, fire and police stations, libraries, 
schools, major streets and prime arterials, and public utility systems. The 15% additional 
encroachment is also permitted "for projects where the existing development is not 
contiguous, and access to the entirety of the development area is not otherwise 
available•, and "for projects where the existing development does not have direct access 
to a public right-of-way. Beyond the 40% allowable development area, alternative 
compliance is offered for developments that do not comply with the above mentioned 
allowable develoment area and do not result in conflicts with other regulations. Further, 
deviations from the Environmentally Sensitive Lands regulations can be approved if 
certain findings are made. 

Therefore, the Commission finds that, as proposed, the regulations for steep hillsides will 
cumulatively allow a greater amount of encroachment onto naturally vegetated hillsides 
than was intended by the above mentioned LUP policies. As proposed, the LUP policy 
language which has historically been applied to the slopes mapped as sensitive in the 
current certified LCP would not be implemented. To reach certification of the current 
Municipal Code and HR overlay provisions as adequate to carry out the land use plans, a 
rigorous mapping effort was completed to refine the steep slope encroachment concerns 
faced by the City and Commission. It was agreed that the mapping would represent a 
clear definition of the affected hillside and slopes within the coastal zone and their 
sensitivities. The certified map is referred to as the Coastal Zone Sensitive Slopes Map 
Drawing No. C-720 and includes steep hillsides containing environmentally sensitive 
habitats, or significant scenic amenities, or potential hazards to development. 

An additional concern addressed at the time the HR provisions were certified was the 
potential for modifying a site's classification from sensitive to non-sensitive, because less 
stringent protective measures are afforded non-sensitive slopes in the LUP policies. The 
current ordinance requires a detailed slope analysis and biological survey as part of its 
application requirements and would not allow a change in a slope's classification without 
further review by the Commission. The previously-approved mapping of sensitive steep 
hillsides was field-checked and reviewed by staff. Based on the maps' application in 
relevant permit decisions since the City has assumed permit authority, there have been 
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few examples of any significant problem associated with their use. However, the 
Commission does acknowledge that there may be a few cases where the site-specific 
mapping performed in the HR permit review would warrant some refinement of the 
sensitivity classification for a particular site. 

As part of implementation of the proposed LDC, the City has utilized GIS as a tool to map areas within the 
City that contain slopes greater than 25% grade, lots greater than 15,000 sq. ft., the desired MSCP 
preserve area for habitat protection, and public lands. The proposed ESL regulations would apply the 
allowable development area to all lots greater than 15, 000 sq.ft. in size. Comparison of these new maps 
to the old HR maps indicate there are very few locations within the coastal zone where there are lots which 
would not be subject to the proposed steep hillside provisions, but are subject to the current HR ordinance. 
These areas are not contiguous with any MSCP preserve lands or visible from major coastal access routes 
or scenic areas. Additionally, there are a significantly greater number of lots within the coastal zone which 
would be subject to the proposed steep hillside provisions, that are not currently regulated. Therefore, with 
regards to the adequacy to carry out the land use plans, it appears the area to where the steep hillside 
regulations would be applied, as proposed, is not so problematic as the fact that additional encroachments 
into naturally vegetated steep hillsides, beyond those envisioned in the LUP policies, would be permitted. 
Again, the HR encroachment limitations are considered discretionary, with development of the naturally
vegetated steep hillsides avoided to the extent possible. In order to assure reasonable use is afforded, 
there were exceptions built in to the ordinance, similar to those proposed in the LDC as a 15% additional 
encroachment, that acknowledged there may the need to possibly encroach on steep hillsides to access 
the flatter more developable area of the site. It is in those kinds of circumstances that the encroachment 
allowance is to be utilized. Therefore, the Commission finds revisions must be made to the steep hillside 
regulations as they are applied within the Coastal Overlay Zone in order to be adequate to carry out the 
land use plans . 

At the time of certification of the current HR overlay zone. the Commission also concurred that some 
provisions should be established within the ordinance for fire protection, which must be accomplished in a 
prudent manner recognizing the habitat values present on designated sensitive slopes in particular. Since 
the presence of coastal sage and chaparral plants are a primary indicator for inclusion into the sensitive 
slope category, the removal or substantial diminishment of such areas and their replacement with non
native fire resistant materials, in particular, directly conflicts with the certified LUP policies. However, the 
Commission does recognize that these areas also constitute Priority I fire hazard areas, as identified by the 
City of San Diego Fire Department. All existing and proposed hillside and mesatop structures that border 
areas of native vegetation require some vegetative clearance for fire protection purposes. At the time of 
approval of the HR ordinance, City fire codes required that the 30 feet closest to the structure be cleared to 
a height of two inches, with existing trees pruned of all dry undergrowth. Fire retardant plantings are 
allowed within this area. Beyond the first 30 feet, the total amount of area required for the full firebreak can 
be adjusted somewhat depending on the characteristics of each specific site. State law would allow the fire 
marshall to order clearance to 100 feet from an existing structure if deemed necessary for fire protection 
purposes. 

Based on this information and recognizing the competing goals of resource preservation and fire 
protection, the Commission approved an approach that establishes three zones within a 100 foot fuel 
management area. Zone 1 is 30 feet, allows for clearcut vegetation removal and is subject to the steep 
hillside encroachment limitation as if it is development. Zone 2 is 30 feet and does not allow the wholesale 
clearing or cutting of existing vegetation down to a uniform height, and permits individual non-irrigated 
plant groupings over 18 inches in height to be retained provided they do not exceed 400 sq. ft. in area and 
their combined coverage does not exceed 30% of the total Zone 2 (allows 70% removal of vegetation). 
Zone 3 is up to 40 feet and permits retention of individual group plantings over 18 inches in height provided 
they do not exceed 650 sq. ft. and 60% of Zone 3 (allows 40% removal of vegetation) . 

Therefore, the clearcutting or bulldozing of steep slopes, as in Zone 1, would constitute encroachment into 
such areas and would, therefore, be restricted according to the City's proposed sliding scale. Selective 
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clearing would allow only necessary pruning and thinning by hand to reduce the fuel load to acceptable 
levels rather than the wholesale clearance of vegetative cover, and specific percentages of native material 
would be allowed to remain. These provisions were approved as part of the certified LCP and apply to 
existing structures or already subdivided lots; no exemptions or encroachment would be permitted for fire 
protection purposes in new land divisions or subdivisions. 

However, the City is proposing a revised brush management program in Section 142.0412 of the LDC and 
within the Landscape Standards of the Land Development Manual. The new standards establish only two 
brush management zones with a total width of 40 to 60 feet. Zone 1 width is 20 feet but may be increased 
to 30 feet if fire retardant building materials are not utilized. A Zone 1 width of 25 feet is required when 
development is adjacent to slopes greater than 4: 1 gradient that are 50 feet or greater in vertical height; or 
adjacent to vegetation greater than 24 inches in height; or adjacent to the MHPA. Zone 2 is a minimum 20 
ft. in width that is required to be increased to 30 ft. when the zone is on slopes greater than 4:1 gradient 
that are 50 feet or greater in vertical height, or the vegetation in Zone 2 is greater than 48 inches in height; 
however, the additional width is not required within the MHPA. 

f 

• 

The concern associated with the proposed language is that the Commission has found in the past that a 
minimum 30 foot setback is required from sensitive steep hillsides to accommodate Zone 1 and prevent 
encroachment into sensitive areas. Further, the Commission has found that the approved brush 
management zones must be sufficient in width to allow retention of at least 60% of the native material 
beyond Zone 2 and within 100 feet of any structures. However, the City's proposed brush management 
program has been endorsed by the Fire Department. Because it requires only 50% removal of vegetation 
within Zone 2 (50-60 feet from structures) with the adjacent natural vegetation remaining undisturbed, the 
City argues it is more protective of sensitive coastal resources, while still providing adequate fire 
protection. The Commission can concur with the fire hazard management program as it has been 
presented in the LDC with input from the City Fire Department and through coordination with many other 
agencies in review of the MSCP. However, there are some minor revisions still required in order to assure • 
that new development and subdivision of land provides at least a 30 foot setback from naturally-vegetated 
areas. In those situations there are not the typical constraints associated with accommodating both an 
existing structure and native vegetation, and the 30 foot setback is appropriate to avoid any possibility of 
encroachment being necessary in the future. Therefore, if the proposed LDC and landscape Guidelines 
are revised to assure a minimum 30ft. setback for new development and subdivisions, with no 
encroachment into steep hillsides permitted for Zone 1 brush management, it can be found to be adequate 
to carry out the land use plans. 

4. Floodplains 

Several land use plan segments of the City of San Diego Local Coastal Program contain specific 
policies related to development within stream channels and the associated floodplain as follows: 

Torrey Pines LUP Segment: 

Within the 1 OO*year floodplain fringe of the San Dieguito River, fill for roads and other 
public improvements and/or permanent structures will be allowed only if such development 
is consistent with uses allowed pursuant to the A-1-10 Zone and other existing zoning, is 
capable of withstanding periodic flooding, and does not require the construction of off-site 
flood protective works. The following requirements shall also be met: 

Existing environmentally sensitive habitat areas will not be significantly affected and, that 
as a condition of development, significant new riparian corridors will be planted and 
maintained to function as enhanced wildlife corridors. Such revegetation program shall, to 
the maximum extent feasible, utilize native vegetation and shall be designed and 
implemented by a professional landscape architect, biologist, or other qualified professional 
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in close consultation with the Department of Fish and Game and the U.S. Fish and Wildlife 
Service. 

The design of the development incorporates the findings and recommendations of both a 
site-specific and coastal watershed hydrologic study in order that the development either 
assures that there will be no increase in the peak runoff rate from the fully developed site 
over the greatest discharge that would occur from the existing undeveloped site as a result 
of the intensity of rainfall expected during a six-hour period once every ten years, and 
neither significantly increases sedimentation, including wetlands, lagoons, and other 
environmentally sensitive habitat areas. 

North City LUP Segment: 

(A). Channelization or other substantial alteration of rivers or streams shall be limited to (1) 
necessary water supply projects, (2) flood control projects where no other feasible method 
for protecting existing public or private structures exists and where such protection is 
necessary for public safety or to protect existing development, or (3) other development, a 
primary element of which is the improvement of fish and wildlife habitat. Such development 
may include new or expanded roads or highways that are essential to the economic health 
of the region, state or nation, provided they comply with all the provisions of part (8) of this 
policy and all other applicable policies of this local coastal program. Long-term 
maintenance of healthy wetlands in Los Penasquitos Lagoon shall be a primary goal of any 
sedimentation or erosion control measures instituted pursuant to this section. 

(B). Any development permitted pursuant to the provisions of Subsection (A) shall do all of 
the following: 

(1) 

(2) 

{3) 

(4) 

Incorporate all relevant findings of hydrological studies for the coastal watershed 
of the affected stream, including but not limited to erosional characteristics, flow 
velocities, and sediment transport; 
Incorporate mitigation measures designed to assure that there will be no 
increase in the peak runoff rate from the developed site as compared to the 
greatest discharge that would occur from the existing undeveloped site as a 
result of the intensity of rainfall expected during a six-hour period once every ten 
years (i.e., the "6-hour, 10-year" design storm}; 
Minimize stream scour, avoid increases in and reduce, where feasible, the 
transport of stream sediment to downstream wetlands and other environmentally 
sensitive habitat areas, including but not limited through the planting of riparian 
vegetation in and near the stream; and 
If Channelization is determined to be necessary, the floodway of the stream shall 
accommodate a 100-year flood. To the maximum extent feasible, all artificial 
channels shall be constructed without removal of riparian vegetation, shall be 
designed to allow for riparian vegetation regrowth, and shall consist of natural 
bottoms and sides. 

Tijuana River Valley LUP Segment (as amended} 

Similar provisions to those cited above in other LUP segments are contained in this 
segment. 

In response to these LUP policies, the Commission finds that structures should not be a 
permitted use within the floodway. It has been well documented that development in floodplains 
can lead to adverse impacts on the environment which could then result in needed flood 
protective works that could impact or eliminate sensitive habitat areas. In addition, modification 
of the floodplain not only presents a danger to proposed structures, but also impacts downstream 
resources through increased sedimentation. Due to these concerns, several of the City's certified 
LUP segments contain policies which strictly limit floodway and floodplain development. Thus, to 
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be consistent with the certified LUPs, the Commission suggests that Section 131.0222, Table 
131-02B, Use Regulations Table of Open Space Zones should be modified to make it clear that 
within the Coastal Zone, no structures are permitted within the floodway. 

Also, the City LOC has established use regulations for Open Space Zones which include the 
floodway and floodplain areas within the City . However, the table that indicates all the permitted 
uses does not specifically prohibit structures within the floodway. The Commission finds such 
revisions are necessary in order to adequately carry out the provisions of the certified land use 
plans. Additionally, several of the use categories, as proposed, would allow development within 
floodplain areas that is not consistent with the land use plan policies. The LUPs indicate that 
indicate no permanent structures shall be permitted within the floodplain, and only uses 
compatible with periodic flooding and capable of being removed should be located in such 
floodplain areas. Therefore, the Commission finds revisions to the tables and use categories 
must be made in order to carry out the provisions of the certified land use plans. The specific 
revisions will be discussed in the findings for approval, if modified. 

5. Bluffs and Beaches. 

Several land use plan segments of the City of San Diego Local Coastal Program contain specific 
policies related to protection of the natural landforms occurring along the shoreline including 
coastal bluffs and sand supply as follows: 

Certified La Jolla-La Jolla Shores LCP Addendum- Page 91 of addendum 

• The placement of shoreline protective works should be permitted only when 
required to serve coastal-dependent uses or to protect existing principal 
structures or public beaches in danger of erosion and when designed to 
eliminate or mitigate adverse impacts on shoreline sand supply. 

• The placement of any necessary shoreline protective works should not be 
allowed to encroach on any area utilized by the public unless engineering studies 
indicate that minimal encroachment may be necessary to avoid significant 
adverse erosion conditions, and that better alternatives exist. Any infilling 
between protective devices shall encroach no further seaward than adjacent 
functioning protective works. 

• New shoreline protective devices should be constructed and designed to be 
visually compatible in design, materials, and color with the existing natural 
environment. 

c) Bluff repair and erosion control devices such as seawalls, revetments, drainage 
conduits and other similar devices provided such measures and devices would 
not significantly alter the natural character of the bluff face or restrict public 
access. 

Ocean Beach Precise Plan • Page 38 

Goals 
• Preserve the natural features and beauty of the coastline adjacent to Ocean 

Beach. 

General Recommendation: 

Due in large part to the shoreline and ocean, Ocean Beach is both a nice place to visit 
and live. While the goals are to optimize the public accessibility to the beach and 
maintain the "neighborhood" atmosphere of the residential community, these two ends 
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often come into conflict-for example in the increasingly congested traffic and parking 
situation ..... There must, of course, be a beach for people to visit in the first place. 
Continued sand erosion would be a significant threat to public enjoyment of the breach 
as well as community aesthetics. For this reasons a sand replenishment operation 
should be considered. 

Such an operation, however, should only involve the beach area between the pier and 
the middle jetty marking the Mission Bay Channel. Every effort must be made to 
maintain the existing shoreline ... ." 

Summary of Plan Recommendation 

• That a sand replenishment operation between the south jetty and the pier be 
considered as an on-going procedure to combat erosion. 

Mission Beach Precise Plan - Page 66 

Maximizing the beneficial usage of San Diego's shoreline is a formidable but manifestly 
vital undertaking ... 

. . . the following information and implementation techniques are proposed in addition to 
the policies contained in the City's General Plan and "The Ocean Edge of San Diego" 
report. 

1. Sand replenishment is a regional problem, and any effective long-range 
management program should be directed and implemented on the basis of regional 
studies and policies. Additionally sand replenishment activities involve other government 
agencies at national, state and local levels. These agencies activities should be 
coordinated under a common plan. 

2. A beach erosion monitoring problem should be initiated at the regional level to 
provide reliable data concerning the rate of erosion and to permit remedial measures to 
be instituted promptly when and where indicated. 

3. A sand replenishment program should be instituted for San Diego shoreline and 
particularly the Pacific Beach/Mission Beach/Mission Bay beaches based on the findings 
of the sand replenishment regional study and the beach erosion monitoring program also 
to be done at the regional level. ... 

4. Sand replenishment of beaches should be coordinated with future dredging 
projects .... 

The Development Regulations for Bluffs and Beaches along with the Coastal Bluffs and Beaches 
Guidelines contain a number of significant provisions including, but not limited to: 

1. specification of the permitted uses within beach areas and on coastal bluffs; 

2. establishment special regulations and development standards for coastal blufftop projects creating a 
40 ft. setback from the bluff edge for all principal structures and preserving the natural character of the 
bluff face; 

3. provision for view corridors and public access easements; and, 

4. standards for review of bluff erosion control devices. 
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The language proposed within these sections is similar to that previously certified as part of the 
Sensitive Coastal Resource (SCR) overlay zone in the current certified Local Coastal Program. 
However, several changes are necessary in order to provide for a standard of review through the 
LDC which is comparable to that afforded through the SCR ordinance. In addition, the 
Commission finds the LDC should contain standards for shoreline protective devices, even 
though many such structures may be within the Commission's original permit jurisdiction. 
Additionally, provisions addressing the Beach Sand Mitigation Program which has been 
developed within the San Diego region since certification of the current LCP should be 
incorporated into the certified document. 

Bluff repair and erosion control measures which may include a variety of structural improvements 
varying from shotcrete to seawalls, an have adverse impacts on coastal resources. Namely, any 
type of bluff repair work alters the natural bluff formation which results in adverse visual impacts 
to coastal scenic areas. Because such devices alter the natural formation of the bluffs, they 
should only be permitted to protect existing principal structures that are in danger from erosion 
and also when they are designed to eliminate or mitigate the adverse impacts on local shoreline 
sand supply. Seawalls, revetments, groins, etc. all have adverse impacts on shoreline sand 
supply. Many policies of the respective land use plans contain policies addressing shoreline 
protection. In the La Jolla-La Jolla Shores LCP Addendum, it is stated, in part, that erosion 
control devices such as seawalls, revetments be permitted or placed beyond the face of a coastal 
bluff only when it will not significantly alter the natural character of the bluff face or restrict public 
access. 

The LDC as submitted addresses review of bluff erosion control devices, but it does not include 
specific standards for review of shoreline protective devices. Therefore, the Commission finds 
language is necessary in both the ESL regulations and the Coastal Beaches and Bluffs 
Guidelines that provides specific standard for such review. Additionally, regarding impacts of 
shoreline protective devices on shoreline sand supply, since certification of the current LCP, the 
San Diego region has developed a Beach Sand Mitigation Program. The program is designed to 
address specific impacts associated with shoreline protective devices to beach sand supply, and 
to provide for mitigation of those impacts in the form of a mitigation fee that will be used for beach 
replenishment in the same littoral cell as the proposed project. 

Regarding permitted uses on coastal bluffs, bluff repair and erosion control measures are a 
permitted uses; however, as proposed to be permitted by the City, such devices would be 
allowed without documentation that they are necessary or required to be designed to eliminate or 
mitigate for adverse impacts on sand supply. As such, the Commission finds revised language is 
necessary so that such measures are used only when necessary to protect existing principal 
structures and when designed to eliminate or mitigate adverse impacts on local shoreline sand 
supply. The City language indicates public improvements would also warrant protection, and the 
Commission concurs for permanent structures involving substantial public investment that are not 
capable of being relocated. However, when possible, degraded public improvements should be 
relocated to a more stable location for longterm protection to avoid the need for substantial 
investment in shoreline protective.devices. 

The City has also listed as a permitted use, "Stairways, ramps and other physical structures", 
however, did not specify that such structures should be public structures. The Commission finds 
that only public stairways can be permitted in coastal blufftop areas as opposed to private 
stairways to gain access to the beach. Therefore, the Commission believes modifications are 
necessary to assure that these types of permitted structures are public in nature. 
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Essential public drainage facilities and public walkways leading to permitted beach access 
facilities are permitted uses in coastal blufftop areas. However, as proposed by the City. such 
facilities or public walkways could be installed on coastal bluffs without setbacks and, as such, 
could result in adverse visual impacts as well as impacts to geologic stability of the coastal bluff. 
Therefore, the Commission is suggesting that the language be revised such that those public 
facilities shall only be permitted closer than 5 feet to the bluff edge or on the bluff face provided 
they are designed to minimize impacts to the bluff and beach areas. 

Many policies of the respective land use plans contain policies addressing protection of coastal 
blufftop areas. The La Jolla-La Jolla LCP Addendum contains the following policies: 

"Biufftop development should not contribute significantly to problems of erosion or 
geologic instability on the site or on surrounding properties .... 

No structures should be placed, or erected less than 25 feet from any point along the 
bluff edge, except as provided in this section. 

No structures should be placed on or extend beyond the face of the bluff except as 
provided below: .... 

c) Bluff repair and erosion control devices such that seawalls, revetments, 
drainage conduits and other similar devices provided such measures and devices would 
not significantly alter the character of the bluff face or restrict public access .... 

Fences are also a permitted use on coastal bluffs; however, historically fences have been 
included in the list of public improvements that are sometimes necessary for public safety and to 
protect the sensitive resource areas. Fences as accessory structures to residential development 
are not permitted closer than 5 feet to the bluff edge. The reason for the distinction is that 
construction of fences can alter the bluff face or cause damage to blufftop areas through the 
construction of footings, etc. Therefore, they should be limited to only those cases where it is 
necessary for public safety, such as to keep the public away from steep, hazardous or unstable 
bluffs or to protect the coastal bluff from further erosion. 

In some coastal bluff areas which are hazardous and unstable, it is preferable to deter pedestrian 
usage and to define the areas of the coastal bluff that are safe to access. For example, the City 
recently installed such improvements in a scenic coastal blufftop area known as Goldfish Point in 
La Jolla. Previously there were no fences or improved trails in this area to define the areas 
where the public could walk out onto the coastal blufftop for viewing purposes and as a result, 
there was heavy pedestrian usage over the entire blufftop area including the bluff edge and bluff 
face. Due to the hazardous nature of the bluff and concerns regarding public safety, the City 
installed fencing, a view platform and improved the blufftop with a pedestrian path which clearly 
defined the areas where the public could walk. This improved public safety and also deterred the 
public from trampling over the bluffs which was causing further erosion. 

Many policies of the respective land use plans contain policies to this effect. In the La Jolla-La 
Jolla Shores LCP Addendum, a policy statement includes the following: 

"No structures should be placed on or extend beyond the face of the bluff except as 
provided below: 

.... Fencing, as reasonably required to deter trespassing on private property, to protect 
fragile resources, or to maintain public safety .... " [Emphasis added] 
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In addition, the City's language does not provide that such fences be "open". The Commission is 
suggesting a revision that requires fences to be "open· when proposed in sensitive coastal 
blufftop areas in order to preserve public views toward the ocean, protect visual resources and to 
promote the ambience of the coastal setting, consistent with several policies in the respective 
land use plans. Solid walls can result in blockage of coastal views as well as contribute to a 
"walled off" effect along the shoreline. For this reason, the Commission is also suggesting that 
the definition of open fences be changed when applicable in the Coastal Overlay Zone to assure 
the structure is at least 75% open for view protection purposes. As proposed, the definition of 
open fence which "has at least 35 percent of the vertical surface area of each 6-foot section open 
to light", is not adequate to carry out the land use plans. 

For permitted development in coastal bluff areas, the City also proposes language addressing the 
requirements for vertical public accessways for properties located between the shoreline and first 
public roadway. The City proposes to require that the public accessway be required if the need 
for the accessway has been identified in the applicable land use plan or no other easement exists 
within a lateral distance of 500 feet of the subject site, or that the impacts caused by the 
proposed development otherwise justify the requirement for a vertical accessway. The proposed 
Coastal Bluffs and Beaches Guidelines identify the following factors which must be considered in 
determining whether a proposed development justifies the need for the requirement of a vertical 
or lateral public access easement. The factors include: Appropriateness of access; privacy 
rights of the landowner; existi'ng public access; historic public use; intensification of land use; 
habitat values of the site; topographic constraints of the site; fragility of environmentally sensitive 
lands in the vicinity; development's effect on current and projected demands for access and 
recreation; physical obstructions and the aesthetic, visual or recreational value of public use 
areas; recreational needs of the public; and impact of development on public's use of the beach 
areas. The Commission finds such analysis is appropriate and consistent with the public access 
policies of Chapter 3 of the Coastal Act. The Commission believes minor changes are necessary 
to clarify that encroachment into an accessway identified in the applicable land use plan, is an 
impact that justifies the requirement for an accessway. 

Numerous policies of the respective land use plans contain policies addressing the protection of 
public access opportunities. In the La Jolla-La Jolla Shores LCP Addendum, the following 
policies state: 

"La Jolla's relationship to the sea should be maintained. Existing physical and visual 
access to the shoreline and ocean should be protected and improved." 

New development should not prevent or unduly restrict access to the beaches or other 
recreational areas" 

"The maximum use and enjoyment of La Jolla's shoreline is dependent upon adequate 
public access .... " 

In addition, the community plan contains subarea maps for different sections of the shoreline and 
lists the existing physical and visual access areas on a map for each subarea. On back of the 
map are numerous recommendations pertaining to improving and maintaining existing physical 
access to each of these shoreline areas. The LUP also contains provisions for protection of 
potential prescriptive rights. Wrthout language clearly protects access areas historically used by 
the public and/or identified in the access component of the land use plans, the proposed LDC 
cannot be found consistent with the public access and recreation policies of the Coastal Act. 

6. Coastal Development Permits. 
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The purpose and intent of this ordinance is to establish the procedures for the processing of 
coastal development permits, consistent with the certified LCP, by the City. The stated purpose 
for the division is to "establish a City review process for coastal development that is consistent 
with the Local Coastal Program, the California Coastal Act[ ... ] and the California Code of 
Regulations .... " As adopted by the City, this amendment substantially revises the present 
coastal development permit processing system. For instance, the review of coastal development 
permits is largely being made more ministerial, eliminating public hearings, except for appealable 
developments. The revised procedures also attempt, from the City's perspective, to integrate the 
coastal development permit process more fully with the City's other development permits rather 
than as a more independent review. Therefore, it is critical that the standards of review for 
development within the Coastal Overlay Zone be clear and objective. 

In general, the major provisions of the ordinance are similar to the existing ordinance relative to 
the actual components and procedural requirements. The ordinance's major provisions include 
the following: 

• Coastal development permit requirements, as well as the delineation of specific development 
exemptions; 

• Application procedures; 
• Public hearing and notice requirements; 
• Required findings for all approved or conditionally approved coastal development permits; 
• Appeal procedures, both at the local and Coastal Commission levels 
• Public Access, Open Space or Conservation Easement recordation requirements; 
• Amendment and extension procedures and 
• Emergency permit provisions. 

The Commission finds that the Coastal Development Permit Procedures section of the revised 
code is, with some noted exceptions and technical corrections, adequate to implement the 
certified land use plans, consistent with Sections 30600 and 30620.6. In all instances, the 
suggested modifications that have been drafted are clearly technical corrections or minor 
revisions; however, because of the critical nature of this ordinance, the Commission must reject 
the ordinance as submitted. The City should be recognized for its efforts here to translate the 
Coastal Act's provisions into its own regulatory processes and attempt to more fully integrate 
coastal development permit review into its land use regulations. However, some of the proposed 
streamlining envisioned for the City's overall land use regulations creates a potential for 
confusion as to the applicability of certain regulations for coastal development, challenges on 
interpretation and the standard of review, and forces members of the public to consult other 
documents for basic information. Therefore, it is important to recognize that the coastal 
development permit process does remain different, mandated under a separate legislative act, 
and it is not unexpected that some revisions would be necessary. 

Briefly, the City's issuance of coastal development permits would be separated into two 
processes. For all non~appealable developments, a decision process, entitled "Process Twon, 
would be utilized and it is a more ministerial operation. No formal public hearing is involved and 
the decision is made at a staff level whether or not to issue the permit. A notice is however 
distributed and public comments are solicited during an established review period. Such items 
may also be appealed to the Planning Commission. For appealable developments, the decision 
process established is identified as Process Three and it does involve a formal public hearing 
with a hearing officer as the decisionmaker. These Process Three items are also subject to 
appeal at the local level to the Planning Commission. 

Relative to the ordinance's provisions which render it unacceptable, the first concern lies with the 
definition of "coastal development". The definition makes only a statutory cross-reference and 
fails to provide the specific definition of development under the Coastal Act. This definition is too 
critical to be removed from the City's newly proposed Land Development Code. Another concern 
is the identification of when a coastal development permit is required and the permit process 
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when a proposed development is located in both the Commission's retained permit jurisdiction or 
deferred certification area and the City's permit jurisdiction. Although there have been attempts 
to reconcile the problem of forcing a developer to seek two permits in these instances, at present, 
there do not appear to any easy answers and the code must be modified to reflect the present 
legal direction on this matter. 

As conveyed in the proposed suggested modifications, there were a number of technical 
corrections needed for the exemptions section of the permit procedures. Many of the 
recommended changes come directly from the Commission's Regulations. Under delegation of 
permit authority to a local government, the Commission is delegating its mandated coastal 
development permit process and the certified LCP procedures must conform to the same 
regulations. While it may be possible for a local government to be more restrictive, it cannot 
provide greater relief or broader exemptions than provided to the Commission itself. 

Relative to the decision process for coastal development permits, Section 126.0707, there are 
several corrections needed to clarify the applicability, standard of review and relationship of 
multiple permit reviews, subdivisions and other land divisions with the coastal development 
permit review process. As submitted by the City, the proposed subdivision regulations and 
procedures in the Land Development Code are not being presented for Commission adoption as 
part of the City's local coastal program. In the City's presently certified LCP, those provisions 
were included. Since the City now chooses to try and exclude them from incorporation into the 
LCP, these revisions are necessary to assure what the standard of review and approach will be 
in the coastal zone. 

The Commission finds the City's certified LCP should also contain provisions which identify when 
a temporary event may require a coastal development permit. Currently, there are no such 
provisions in the LCP and technically many temporary events meet the definition of development 
and require a Coastal Development Permit. The Commission has adopted guidelines for use 
within the Commission's permit jurisdiction that require a Coastal Development Permit for events 
which meet all the following criteria: The event is held between Memorial Day weekend and 
Labor Day; it will occupy all or a portion of a sandy beach area; and it involves a fee for public 
admission to the event. Such events have been found to have the potential to adversely effect 
public access to the shoreline. Additionally, the City should have the discretion to require a 
permit for any event that has the potential to adversely affect access. With revisions that 
incorporate similar provisions to those contained in the Commission's guidelines, the LDC can be 
found consistent with the public access and recreation policies of the Coastal Act. 

Additional revisions were proposed for the required findings for coastal development permit 
approval. These include clarifications on findings for physical and visual access, sensitive 
biological resources and incorporates the specifically required findings for any development 
between the ocean and first public roadway that the development conforms with the public 
access and recreation policies of the Act pursuant to Section 30604( c). Relative to the code's 
proposed appeal provisions, the appeal provisions for a major public works project or major 
energy facility were revised to conform to the Commission's regulations. In addition, a more 
precise listing of when local appeals do not have to be exhausted and an appellant can proceed 
directly to the Coastal Commission has been provided. Again, these revisions are completely 
drawn from the Commission's regulations and the most notable revision is that an appellant on 
an appealable project can proceed directly to the Commission should the City establish appeal 
fees. In the original certification, the City chose not to require appeal fees; however, that topic is 
now under reconsideration at the local level. 

Technical clarifications were also proposed to the extension procedures and procedures for the 
issuance of emergency coastal development permits. For time extensions, it is necessary for the 
review process to analyze whether or not there are any changed circumstances that might affect 
the project's consistency with the certified LCP. Relative to emergency permits, revisions are 
necessary to emphasize that such permits should be issued for the minimum amount of work 
necessary to address the emergency and that they are temporary authorizations, with a follow-up 
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regular permit required in order for the emergency work to remain on a permanent basis. Also, 
notice of those permits should always be distributed to the Coastal Commission. 

A new provision for implementing a "beach sand mitigation fee" is also necessary within the 
coastal development permit procedures. This mitigation requirement has been imposed by the 
Commission as part of its efforts to fully mitigate the long-term impacts of shoreline protective 
devices on sand supplies and processes. At this time, it is deemed appropriate to incorporate the 
implementation measure into the City's proposed land use regulation in order to fully carry out the 
certified land use plans. Lastly, a new section is necessary on revocation procedures as the 
City's general permit revocation procedures do not conform with the Commission's regulations. 
Again, while a technical clarification, it is important that the City's development review procedures 
adhere to the Coastal Commission's regulatory process. In summary, the proposed revisions 
detailed in the suggested modifications are necessary to clarify the revised coastal development 
permit procedures and assure their conformance with the Commission's regulations. Although 
these corrections are, for the most part, technical in nature, they are critical to assure the 
administration and issuance of coastal development permits in the City will serve to adequately 
and fully carry out the certified land use plans, promote reasonable and sound development 
practices and preserve the City's coastal resources and public access opportunities. 

7. Commercial Base Zones 

Chapter 13 of the LDC establishes base zones which are intended to regulate uses, zone density 
and intensity, size of buildings, and to classify, regulate, and address the relationships of uses of 
land and buildings. For purposes of time savings, this set of findings is only briefly addressing 
those areas where the Commission finds the LDC is not adequate to carry out the land use plans. 
Proposed suggested modifications which would achieve that objective are addressed in the next 
set of findings . 

Chapter 13/Article 1/Division 1: General Rules for Base Zones -In Section 131.0112(a)(6)(K), 
Descriptions of Use Categories and Subcategories, single-room occupancy hotels are included 
under the category of Visitor Accommodations. Although these facilities are called hotels, they 
generally provide longer-term housing for low-income persons, rather than short-term visitor 
(tourist) accommodations. The following, more detailed discussion on commercial zones 
describes, among other things, examples of inappropriate uses proposed in nearshore areas. 
The Commission finds, for the reasons outlined below, that single-room occupancy hotels fall 
within this definition, and therefore, within the Coastal Overlay Zone, should not be considered 
visitor accommodations. 

Chapter 13/Article 1/Division 5: Commercial Base Zones- The issue raised herein is that of 
appropriate permitted uses in the CV zones within the Coastal Overlay Zone. The purpose of this 
zone classification within the Coastal Overlay Zone is to promote and protect an adequate supply 
of visitor-serving facilities in nearshore areas. Priority uses include hotels, motels, restaurants 
and visitor-serving retail uses. Historically, only such priority uses oriented towards visitors are 
allowed on the ground floor, with other uses (such as residential and instructional studios} 
allowed on upper floors. Also, only 50% of the ground floor of any permitted structures may be 
utilized for required parking. The placement of visitor-serving facilities on the ground floor makes 
such services easily accessible to visitors unfamiliar with the area and also promotes pedestrian 
activity consistent with various land use plan policies of the City's many LCP segments. 
Examples of some certified land use plan policies addressing both the types of allowed uses in 
nearshore areas and their appropriate design are cited below: 

Several policies of the certified Pacific Beach Community Plan state, in part: 

Designate the Mission Bay Drive commercial area for regional-serving and visitor-serving 
commercial use ... In the areas designated for visitor commercial uses, which includes 
the area closest to Mission Bay Park, only visitor-serving uses shall be permitted. 
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Designate the Mission Boulevard commercial area for visitor-serving commercial uses .... 
An emphasis shall be placed on meeting the unique needs of destination visitors 
(tourists) who often initially access the beach area with automobiles. Promote 
destination parking at hotels and motels, with pedestrian-friendly visitor uses and 
activities nearby. North of Diamond Street, those properties fronting on Mission 
Boulevard and between the Pacific Ocean and the first alleyway, permitted uses shall be 
those which serve visitors, such as hotels and motels, restaurants, and commercial uses. 

Enhance pedestrian activity by requiring entryways and windows at the street level, and 
encourage the development of first floor retail and upper floor residential mixed-use 
projects through the use of floor area ratio bonuses. 

Policies of the Mission Beach Precise Plan Local Coastal Program Addendum and Mission 
Beach Planned District Ordinance state, in part: 

(A goal of the plan) The accommodation of commercial facilities necessary to serve the 
needs of tourists attracted to the community by the beaches. 

Commercial-recreation or visitor-commercial uses are visitor-serving uses including: 
hotels and motels, establishments for food and beverage service, retail convenience 
sales, tourist-oriented specialty shops, personal services, recreation, entertainment and 
sports equipment rental. 

Only commercial uses should be permitted on the ground floor of structures on any lot 
abutting Mission Boulevard within the Santa Clara Commercial District. 

(In the PDO's list of allowed uses) Business offices (not including hiring halls) provided, 
however, that business offices shall not be permitted within the first story of any building 
on any lot within the "VC-N" and "VC-S" Subdistricts .... 

Also, the Ocean Beach Precise Plan recommendations addressing commercial uses in the 
Newport Center area, adjacent to the beach, includes the following provision: 

The actual configuration intended is ground floor commercial with residential above. 

It appears to be the City's intent to maintain the existing pattern of primarily commercial uses on 
the ground floor of structures within commercial zones. The Commission's concern is generally 
limited to maintaining those areas providing services to beach visitors and tourists. The City's 
proposed zoning changes eliminated language found in the previous code that required the first 
floor of structures be used exclusively for visitor-serving uses and limited the amount of ground
floor area that could be used for parking. As proposed, the Commission finds the LCP 
amendment does not conform with, and is inadequate to carry out, the cited land use plan 
policies of the City's certified LCP. 

An additional concern identified in connection with the proposed CV zones in the Coastal Overlay 
Zone is with the potential allowed uses. The proposed zone revisions (as described in Table 
131-058) greatly expand the types of allowed uses, making it less likely that a strong visitor
oriented commercial support system will be maintained in the nearshore areas of the City. 
Examples of some non-visitor uses that would be allowed in the proposed zoning code update 
include such facilities as cemeteries, student dormitories, social service facilities, schools and 
newspaper publishing plants. Depending on market trends, designated visitor-serving areas 
could develop signifiCant amounts of non-visitor serving uses, to the detriment of visitors overall. 
Again, these proposed ordinances are inconsistent with cited land use plan policies and are 
inadequate to carry out their intent. 
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8. Parking. 

Chapter 13 of the LDC establishes parking regulations for purposes of providing a unified set of 
standards for public and private transportation related improvements throughout the City. For 
purposes of time savings, this report is only briefly addressing those areas where the 
Commission finds the parking regulations within the LDC are not adequate to carry out the land 
use plans or are not consistent with the public access and recreations policies of the Coastal Act. 

Chapter 13/Article 2/Division 8: Parking Impact Overlay Zone- This ordinance describes the 
City's two parking overlay zones, one applied to campus areas to address student traffic and 
parking impacts and the other applied to nearshore areas to address public beach access 
concerns. The Beach Impact Area (BIA) covers approximately the first three blocks inland from 
the Pacific Ocean and Mission Bay, a distance considered walkable by most people. More 
stringent parking requirements and tighter regulations on curb cuts and driveway size apply 
within the BIA, to assure that private development doesn't usurp public street parking spaces, or 
reduce the number of street spaces otherwise available for beach visitors. Table 132-0BA failed 
to identify that all residential and commercial uses in the BIA would be subject to the BIA 
provisions; it only identified multi-family residential uses and eating and drinking establishments. 
Examples of public access policies implemented by the BIA standards include the following: 

The La Jolla Community Plan and Local Coastal Program Land Use Plan states: 

The maximum use and enjoyment of La Jolla's shoreline is dependent upon providing 
safe yet adequate public access to such major and special use recreational areas as La 
Jolla Shores Beach, Ellen B. Scripps Park, Coast Boulevard Park, Marine Street Park, 
Coast Walk, Windansea Beach, Calumet Park, Tourmaline Surfing Park and the Bird 
Rock tidepool areas. In order to provide adequate public access to these shoreline 
points, maintain existing facilities including streets, public easements, stairways, 
pathways and parking areas. 

The Torrey Pines Community Plan states: 

All commercial, industrial and residential uses shall be designed and constructed with 
sufficient off-street parking and loading facilities to assure adequate parking is provided 
with new development such that no adverse impacts on coastal access are documented. 
Parking ratios shall be utilized as specified and detailed in the City's Zoning Code to 
provide sufficient parking spaces so as not to require patrons/employees/residents to 
utilize parking which is necessary/required for other approved uses, or street and other 
public parking that would otherwise be available for public use. In addition, existing 
public parking facilities used for public beach access shall be maintained and no 
reduction in existing public parking shall be permitted. 

The Pacific Beach Community Plan states (in several separate sections): 

Enhance existing public access to the beach, bay and park areas along the shoreline to 
benefit community residents and visitors. 

Promote the utilization of alley access and minimize the number of allowed curb cuts, 
particularly on pedestrian-oriented streets such as Mission Boulevard, Garnet Avenue 
west of Ingraham Street and Cass Street. 

New development projects shall limit the number of curb cuts to the absolute minimum 
necessary (preferably one per property), unless precluded for safety reasons. Where 
possible, vehicular access shall be solely from alleys . 

New curb cuts shall not be permitted and existing curb cuts shall be removed where safe 
and efficient access is available from an abutting alley .... (Exceptions are allowed for 
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large properties with at least 150 linear feet of street frontage and in cases where existing 
development is being retained and thus precludes use of an alley; in both cases, a 
maximum 25-foot-wide curb cut is allowed.) 

In addition, the City's existing Off-Street Parking regulations (Section 101.0814 B.) allow the 
Zoning Administrator to approve driveways as narrow as ten feet for single-family and duplex 
development and twelve feet for multi-family uses, provided the average driveway slope is less 
than eight percent and there will not be an unsafe condition created. This zoning ordinance is 
representative of the type of added specificity the City has maintained should be located in the 
ordinances as a means to implement land use plan policies. However, the proposed new parking 
ordinances set a less stringent standard than the currently certified ordinances would allow. 
Application of the proposed standards, such as twenty-five to thirty-foot-wide curb cuts for all 
uses, could cumulatively reduce the number of on-street parking spaces to a significant degree. 

Another parking issue is raised within the category of Separately Regulated Uses. In many 
instances,. the City is proposing that "parking shall be provided at a level sufficient to serve the 
facility without impacting adjacent or nearby property." This is not an adequate standard for 
application within the BIA, where public parking facilities are already insufficient and it is 
imperative that all parking associated with private development be maintained on private 
property. Spillover effects due to inadequate parking facilities on private properties have a direct 
and immediate impact on available street parking for the general public. The proposed regulation 
relies on a completely subjective determination of how much parking a particular use may 
require, where the currently certified ordinances give a specific parking ratio. The Commission 
finds that, within the BIA, the proposed ordinances are inconsistent with, and inadequate to carry 
out, the public access and parking provisiQns of the certified land use plans, absent some 
minimum parking standard. 

The last parking-related concern is with Table 142-05G, which offers alternative compliance for 
commercial uses on small lots. It would require only one parking space per 1 0 feet of alley 
frontage, for those sites on an alley, and would eliminate the requirement for parking altogether 
for commercial uses on small lots without alley access. Since this would result in business 
employees and patrons parking on the public streets, usurping parking spaces otherwise 
available to beachgoers and other visitors, the proposed parking reductions are inconsistent with 
the public access policies of the City's certified land use plans, including the following examples: 

The Torrey Pines Community Plan/Commercial Element states: 

All required parking for commercial development shall be accommodated on site; no on
street parking shall be used to satisfy parking requirements. 

Also, a goal of the Ocean Beach Precise Plan, requires: 

The provision of increased off-street commercial parking in order to improve access to 
commercial facilities. 

The proposed parking regulations are inconsistent with these, and other, certified land 
use plan policies addressing the preservation and enhancement of public access 
through, among other means, provision of adequate parking facilities for private 
development. The proposed regulations are thus also inadequate to carry out those 
specific policies of the City's various certified land use plans. 

9. VIews/Overlay Zones. 

Chapter 13 establishes overlay zones to provide supplemental regulations that have been 
tailored to specific geographic areas of the City. Overlay zones are applied in conjunction with a 
base zone and modify or add regulations of the base zone to address specific issues. In the 
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interest of time, this staff report will only address those areas where the Commission believes a 
revision is necessary in order to adequately carry out the provisions of the certified land use 
plans. 

Chapter 13/Article 2/Division 4: Coastal Overlay Zone- This ordinance describes where the 
Coastal Overlay Zone is located and what permit regulations apply in various cases. Table 132-
04A describes the coastal development permit procedure for developments partially or fully within 
the Coastal Commission area of permit jurisdiction. As adopted by the City, the table indicates 
that, for any development "that is partially or completely within the Coastal Commission Permit 
Jurisdiction or the Deferred Certification Area," coastal development permits are issued by the 
Coastal Commission. This is correct, but incomplete. Neither the Commission nor the local 
government can delegate its permit authority to the other entity. Thus, for those developments 
only partially within the Commission's jurisdiction (i.e., partially within the City's jurisdiction), the 
City must also issue a coastal development permit. The individual permits can only address the 
specific geographic portions of the proposed development within each jurisdiction. Therefore, as 
proposed, the table provides inaccurate procedural guidance to potential permit applicants and 
thus requires revision. 

Of more critical concern from a coastal resource perspective, the proposed ordinances will not 
adequately carry out the many certified land use plan policies addressing the preservation and 
enhancement of public views to and along the coast. The proposed regulations will only apply to 
properties located between the sea and first coastal roadway. In many cases, there are 
significant long-range public views from areas further inland, which would thus not be protected 
under the proposed regulations. The same criticism can be made of the existing, certified 
regulations, which are implemented under the Sensitive Coastal Resource Overlay Zone (SCR), 
which again only applies to development located between the first coastal roadway and the sea . 

Implementation of the current zoning, and application of the proposed zoning code update would 
not be adequate to carry out the following certified land use plan policies: 

From the certified La Jolla-La Jolla Shores LCP Addendum: 

La Jolla's relationship to the sea should be maintained. Existing physical and visual 
access to the shoreline and ocean should be protected and improved. 

La Jolla's physical assets should be protected in future development and redevelopment; 
particularly with respect to the shoreline, significant canyons and steep slopes. Ocean 
views should be maintained, beach access provided, and open space retained wherever 
possible. 

As an integral part of the City of San Diego, La Jolla maintains close cultural, social and 
economic relationships with the City as a whole. However, its unique ocean-oriented 
setting and natural terrain, which separate it from adjoining portions of the City, enable La 
Jolla to maintain its own identity. La Jolla's distinctive architecture and landscaping, 
handsome parks, beaches and scenic vistas are an asset to all of San Diego. 

Structures should be designed to incorporate views of La Jolla's natural scenic 
amenities--especially the ocean, shoreline, and hillsides. Developments in prime view 
locations which are insensitive to such opportunities, diminish visual access and 
compromise the natural character of the community. Large windows, observation areas, 
outdoor patios, decks, interior courtyards, elevated walkways, and other design features 
can be used to enhance visual access and increase the public's enjoyment of the coast. 

View corridors utilizing side yard setbacks, should be encouraged along shoreline and 
blufftop areas, in order to avoid a continuous wall effect. Even narrow corridors create 
visual interest and allow for sea breezes to refresh passersby .... [emphasis added] 
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Where existing streets serve as visual corridors, development on corner lots requires 
special design considerations. In order to maximize public vistas, new development 
should be setback from the corner or terraced away from the view providing street. 

The Pacific Beach Community Plan states the following: 

Where a proposed development would lie wholly or partially upon a coastal bluff, the 
following shall apply: 

Buildings and other structures shall be cited, designed and constructed so as not to 
obstruct views to and along the ocean and other scenic coastal areas from public 
vantage points. 

Policy #13 addressing public access also states: 

Maintain and enhance the public views and scenic vistas of the beach and bay by 
undergrounding utilities and maintaining street landscaping, and by requiring new 
development to conform with the design standards of the commercial and residential 
elements ofthis plan. Figures 4, 16, and 18 of this plan shall be used together to 
determine where said design standards are to be applied. 

These figures show view corridors, intermittent public views and areas where utilities will be 
undergrounded. They demonstrate that public views are available from roadways many blocks 
inland, some even inland of the Coastal Overlay Zone boundary. In addition, the Pacific Beach 
Community Plan contains some unique policies addressing the public views to Crystal Pier by 
stating that new structures on the land portion of the pier property should be limited to two stories 
in height and should not block the view to the end of the pier. Other policies require that views 
from the pier are preserved and that no above ground parking structures should be located on 
lots fronting Ocean Boulevard, which is the first public road. The land use plan also contains 
policies addressing development standards for coastal bluffs. In addition to policies similar to 
those already cited, these policies include the installation and maintenance of landscaping such 
that during growing stages and upon reaching maturity, such materials do not obstruct public 
views. 

In addition, the Mission Bay Park Master Plan states: 

To ensure as unencumbered and amenable a view of the bay environment as possible, 
no structure, earthform, or landscape feature should be constructed within the major 
public view corridors, or viewsheds, so as to impede, diminish or negatively affect the 
view of the Bay's environment. 

Around Sail Bay and the western coves and basins, views of the Bay from public access 
corridors should be maintained an enhanced. Palm trees or other landscape features 
placed along the beach to meet the landscape provisions of these Guidelines should not 
screen more than half the view of the water as seen one block away from the park from 
any of the public access corridors. 

Other inconsistencies between the proposed regulations and the certified land use plans include 
that the City's language does not provide that blufftop fences be "open" in order to preserve 
public views toward the ocean, protect visual resources and promote the ambience of the coastal 
setting. Solid walls can result in blockage of coastal views as well as contribute to a •walled off' 
effect along the shoreline. In addition, when view corridors are required, they are not protected in 
perpetuity through a recorded deed restriction or easement. 

The cited land use plan policies are only a small example of the many policies found throughout 
the certified land use plans addressing public view issues. The Commission has reached the 
conclusion, based on years of public comments and appealed permits, that the currently certified 
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language has failed to carry out these land use plan policies. The City's proposed update, with 
regard to view protection, contains very similar regulations to those currently certified. Thus, the 
Commission must find that the proposed regulations are not consistent with these policies and 
are not able to adequately carry them out. 

10. Affordable Housing 

The mandatory provisions of Government Code Section 65915 which applies to density bonuses 
are: (1) the requirement that local governments grant a density increase of 25% to developers 
who agree to make specified percentages of new units affordable to low income and/or senior 
households, and (2) The requirement that local governments grant an incentive in addition to the 
density increase unless the incentive is not necessary to make the housing affordable. The 
Government Code mandates an increase in density of 25% but not an increase beyond 25%. In 
addition, the Government Code does not specify how the 25% density bonus is to be 
accommodated. Therefore, how the increase is accommodated and whether to provide an 
increase beyond 25% is within local government's discretion. Since many of the City's land use 
plan policies address protection of coastal resources varying from wetlands, to public access, to 
visual resources, the granting of a density bonus on a particular site could result in adverse 
impacts to such resources. Therefore, in order to approve such an increase in density, it must be 
assured that if there are means of accommodating the 25% density bonus without creating 
inconsistencies with the policies and development standards of the certified local coastal 
program, those means should be used. Coastal resources may be adversely affected only when 
it has been found to be impossible to accommodate the density increase without such impacts. 
In those situations, the density increase must be accommodated by those means that are the 
most protective of significant coastal resources. For example, if a proposed density bonus could 
be accommodated only through either increasing building heights, thereby reducing public views 
to the ocean, or filling wetlands, the density increase must be accommodated by the height 
increase, since that will be most protective of significant coastal resources (wetland resources). If 
relief from more than one standard is necessary to accommodate the 25% density bonus, the 
LCP may provide for such relief. 

Similarly. the LCP must insure that any proposed density increase beyond 25% will not occur 
unless it can be demonstrated than the increase will not result in any inconsistency (or 
inconsistency beyond that created by accommodation of a 25% density bonus) with the policies 
and development standards of the certified local coastal program. Thus, a land use plan could 
specify subregions where there are means of accommodating a density increase beyond 25% 
that will not adversely affect coastal resources. A land use plan could provide that in those 
subregions. the discretion to provide a density bonus beyond 25% could be exercised without 
reducing protection of coastal resources. However, the City is not proposing that with this 
amendment. 

Government Code Section 65915(f) requires the increase in density granted to a developer be 
25% over the "maximum allowable residential density under the applicable zoning ordinance and 
land use element of the general plan." Many local government general plans and ordinances 
address residential densities by identifying both a density range that indicates the approximate 
density for an area, as well as a list of the development standards and other factors (e.g., 
setbacks, heights. yard size, proximity to circulation element roads, etc.) that will be applied to 
determine the maximum density that will be allowed on any particular site within the area. The 
Government Code requires that the 25% density increase be applied to the density that will be 
the maximum allowed under the general plan and zoning ordinances. Therefore, the base 
density to which the density bonus will be applied is the density that would be identified after 
application of both the density range for an area and the factors applicable to the developer's 
particular site . 

Government Code Section 65915(b) requires local governments to provide not only a density 
bonus but also "at least one of the concessions or incentives identified in Section 65915(h)" 
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unless the local government finds that the additional concession or incentive is not required to 
provide for affordable housing. Thus, the provision of at least one incentive is mandatory unless 
the local government finds that the additional incentive is unnecessary. However, Government 
Code Section 65915 does not require local governments to provide more than one incentive in 
addition to the density bonus. Further, it does not indicate how a local government is to choose 
which incentive to provide. Therefore, whether to award more than one incentive and which 
incentive to aware are discretionary under the Government Code. 

Therefore, under the Coastal Act, LCPs may not provide for more than one incentive unless it 
can be demonstrated that the granting of additional incentives will not result in inconsistencies 
with the policies and development standards of the certified local coastal program. Similarly, in 
applying the one incentive, LCPs must insure that if there are incentives that will encourage 
development of low income or senior housing without adversely affecting coastal resources, 
those incentives will be used. If all possible incentives will have an adverse effect on coastal 
resources, the LCP must provide for use of the incentive that is the most protective of significant 
coastal resources. 

For example, if the potential incentives are: (1) a reduction in parking standards that may impede 
coastal access, and (2) allowing otherwise impermissible fill of wetlands, the first incentive should 
be awarded, rather than the second, since the Coastal Act places greater restrictions upon the 
filling of wetlands. LCPs should either rank incentives in terms of impacts on coastal resources 
or identify criteria or a process for determining which incentives will be used. This will insure that 
incentives that impose either no burden or lesser burdens will be granted instead of incentives 
that impose a greater burden or impact on coastal resources. 

Because the City's proposed revisions to the Land Development Code of the Municipal Code fail 
to include provisions that insure that density bonus requirements will be harmonized with the 
requirements of the Coastal Act in the above-described manner, the Commission finds that this 
ordinance does not conform with the policies of the applicable land use plans which address 
protection of sensitive coastal resources. 

11. Fencing Regulations 

Chapter 14/Article 2/Divlslon 3: Fence Regulations- This section addresses the construction 
of fences and retaining walls throughout the City. It includes a table identifying what types of 
permits are required for various types of fences, and which specific regulations apply. Most 
identified structures require no permit at all or only a building permit, with any proposed fences or 
retaining walls that would exceed normal height limitations requiring a Neighborhood 
Development Permit. Although most fences and retaining walls are exempt from coastal 
development permit requirements, not all are. These are considered significant non-attached 
structures when located between the sea and first coastal roadway; as such, they not only 
require a coastal development permit, but said permit is appealable to the Coastal Commission. 
As proposed by the City, Table 142-03A does not address this circumstance, and could be 
misleading to the general public by giving the impression that no permit is required when, in fact, 
one is. This procedural error requires correction. 

12. Sign Regulations 

The proposed sign regulations, in general, are very similar to those currently in effect in the 
Coastal Overlay Zone. The existing regulations were certified by the Coastal Commission many 
years ago, and found to be consistent with the visual resource policies of the City's various LCP 
land use plans. In general, the certified sign regulations for the Coastal Overlay Zone prohibit 
freestanding pole signs, projecting signs and roof signs, while allowing monument signs not 
exceeding eight feet in height and wall {fayade) signs, including some signs on mansard or false 
roofs that do not vary more than 45 degrees from vertical. The following land use plan policies 
are typical of coastal zone applications: 
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From the Mission Bay Park Master Plan: 

Commercial Signs: As a general rule, free-standing commercial signs should be low, 
close to the ground, shall not exceed eight feet in height and shall be placed in a 
landscaped setting. An exception may be granted for large resort hotels, to 
accommodate sign designs or site identification within other architectural features, such 
as entry walls or gatehouses. When planning such signs near roadways, motorist 
sightlines should be kept in mind. Signs attached to buildings should be designed with 
similar sensitivity, ensuring that the signs blend with the architecture rather than 
appearing as a billboard. Rooftop signs are specifically prohibited. 

From the Pacific Beach Community Plan: 

Maintain and enhance public views to the Pacific Ocean, Mission Bay, the Northern 
Wildlife Preserve and Kate Sessions Park. 

Limit signage to conform with the Citywide Sign Ordinance. Rooftop signs, free-standing 
pole signs, off-premise signs and billboards shall not be permitted with new development. 

From the University Community Plan (to meet the objective of design detail contributing to a 
visually coherent streetscape}: 

Designing signs as integral parts of developments. Corporate symbols or logos should 
be used rather than corporate names. Such logos should not be located on the roof of a 
building nor be freestanding on a pole. 

A general recommendation of the Ocean Beach Precise Plan states : 

Additional sign criteria should be developed that is specifically designed to enhance the 
character of the Ocean Beach community. Signs in the Newport commercial center, for 
example, should be of a small scale, giving information and direction to the pedestrian 
and show-moving cars. 

Finally, the Mission Beach Precise Plan Local Coastal Program Addendum and Mission 
Beach Planned District Ordinance state respectively: 

That sign criteria be developed detailing the shape, texture, material, lettering style, and 
layout of signs necessary for the purpose of adequately identifying uses in Mission 
Beach. 

One single or double-faced freestanding sign located adjacent to each entrance or exit 
driveway to a parking lot. Signs shall not exceed 12 square feet in area nor a height of 
eight feet measured vertically from the base at ground level to the apex of the sign. 

The only problem identified in association with the proposed sign regulations is a failure to 
recognize the certified eight-foot height limit for freestanding signs in a few regulations 
addressing the La Jolla community. The eight-foot limit is called out specifically in several of the 
plans identified previously and is included in the currently-certified City-wide ordinances. Thus, 
the proposed language is inconsistent with, and inadequate to carry out, the certified land use 
plans. 

13. Administrative Changes/Technical Revisions • 

The City has submitted minor modifications to the Land Development Code for inclusion in this 
report. They are to either clarify text, correct formatting or remedy typographic errors and do not 
affect the meaning or intent of the regulations. They are found in Part II E. of this report. 
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14. Historical Resources. 

Many of the certified land use plans for the City of San Diego's coastal overlay zone include 
policies addressing historic resources within the individual communities. Some (the La Jolla - La 
Jolla Shores Local Coastal Program Addendum and the Pacific Beach Community Plan, for 
example) include inventories of historic structures and resources in the community. However, 
many of the sites listed in these inventories (and potential other sites not yet included on any 
inventory) are not formally designated as historic structures or resources at this time. The 
proposed historic resource regulations specifically address only those resources which are 
designated. In addition, the proposed regulations do not require consultation with all appropriate 
agencies should a premises be anticipated to contain currently undesignated, but potentially 
significant, historic resources. The Commission finds the proposed regulations are not, therefore, 
consistent with the historic preservation policies of the certified land use plans, and are thus 
unable to adequately carry out the plans. 

PART IV. FINDINGS OF APPROVAL, IF MODIFIED. 

In the previous findings, the Commission has identified inconsistencies between the proposed 
ordinance update and the certified land use plans. Preceding that discussion are many pages of 
suggested modifications which would be necessary to bring the proposed implementation plan 
into conformance with the certified land use plans. Following are the findings addressing the 
consistency of the proposed update, with the inclusion of the suggested modification, with the 
certified land use plans, arranged by issue in the same order as the previous findings. 

1. Environmentally Sensitive Lands 

As noted, the Commission finds several revisions are required to the Envrionmentally Sensitive 
Lands regulations in order to assure implementation of the certified land use plans and the 
Coastal Act. Regarding process, the most significant change to the regulations which will assure 
the analysis provided by the ESL regulations is applied to all development on premises 
containing environmentally sensitive lands is to eliminate the exemption of Section 146.0110 (c) 
to properties within the Coastal Overlay Zone. Additionally, the Commission is suggesting that 
where there are different standards applicable within the Coastal Overlay Zone, those standards 
be incorporated directly into the ESL regulations. 

The two most significant areas where different standards are applied relate to encroachment 
limitations on steep hillsides, and permitted uses within wetlands. Regarding steep hillsides, the 
suggested modifications would allow application of the ESL regulations·as proposed, utilizing the 
OR zones and the steep hillside guidelines, but would establish the encroachment limits of the 
sliding scale to development within the Coastal Overlay Zone. Additional revisions help to clarify 
that the encroachment limits are discretionary, not permitted by right; and that development of the 
steep hillsides containing sensitive biological resources should be avoided to the maximum 
extent possible. The corresponding changes must also be made to the Open Space Zones 
Section 131.0250 and the Steep Hillside Guidelines. Other modifications address brush 
management and assure that a minimum 30 ft. setback is required from steep hillsides containing 
sensitive biological resources for new development and subdivisions. 

Regarding permitted uses within wetlands, the ESL regulations as proposed do not specify 
allowable uses within wetlands pursuant to Section 30233 of the Coastal Act. The current SCR 
ordinance contains language which indicates only aquaculture, nature study projects or similar 
resource dependent uses, wetland restoration projects and incidental public service projects are 
permitted in wetland areas, provided there is no feasible, less environmentally-damaging 
alternative, and where mitigation measures have been provided to minimize adverse 
environmental effects. The current code also identifies uses permitted within wetland buffers to 
include access paths, fences and other improvements necessary to protect wetlands. 
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In the proposed ESL regulations, Section 143.0141 (b) indicates that impacts to wetlands shall be 
avoided, and that wetland buffers shall be maintained around all wetlands when necessary and 
as appropriate to protect the functions and values of the wetland. The Commission finds this to 
be a lessor standard for protection than is contained within the current certified LCP and is 
suggesting the following revisions are required. The Sections 143.0130 (d) and (e) are added to 
identify the uses permitted within wetlands and wetland buffers. Additionally, within Section 
143.0141(b}, language is added to clarify a minimum 100-foot wetland buffer is required, unless a 
lesser or greater buffer is warranted as determined through Resource agency review. Section 
143.0141(a) establishes the means for coordination with the Resource agencies, and a 
suggested modification makes it clear that input must be solicited and incorporated into the 
project prior to the first public hearing. 

Another important revision to the ESL regulations is additions to Table 143-01A which 
establishes the applicability of the Environmentally Sensitive Lands Regulations. The table 
identifies R- development regulation sections (in addition to Section 143.0140) applicable to the 
environmentally sensitive lands present; P - type of permit/decision process 
required/Neighborhood Development Permit (NDP) and Site Development Permit (SOP); and U -
regulations that identify permitted uses when they are different than the applicable zone due to 
the environmentally sensitive lands present. The Commission finds it is very important that the 
Sections identifying the permitted uses within wetlands and wetland buffers be provided in the 
table. Additionally, the section that indicates wetland impacts shall be avoided (Section 143.0141 
(b) should be included as an applicable regulation. That section also includes the requirement for 
a 100ft. buffer, as modified. In the past, the fact that the Coastal Development Permit is not 
mentioned in the table presented a potential problem for Commission staff. However, due to the 
consolidation of process, the Commission is assured that the ESL regulations will be applied to 
all development requiring an SOP and NDP; and with the elimination of the exemption from the 
SOP and NDP requirements in the Coastal Overlay Zone, such permits will be required for all 
development on which environmentally sensitive lands are present. 

Other significant modifications which the Commission finds are necessary in order to carry out 
the provisions of the land use plans will prohibit alternative compliance for the steep hillside 
regulations within the Coastal Overlay Zone. Also, through suggested modifications, deviations 
from the ESL regulations are not applicable within the Coastal Overlay Zone. Pursuant to 
Section 143.0150 deviations may be granted for proposed development that does not comply 
with the ESL regulations if certain findings are made. The City indicates the purpose of 
deviations is to allow for relief from the regulations if reasonable use is not afforded through their 
application. 

Of particular concern to the City, are those situations where an applicant might request a 
deviation from the ESL regulations because they assert that the limited uses permitted within 
wetlands will not allow for an economically viable use of their property. While this has not been 
an issue within the coastal zone during the time period that the SCR ordinance has been 
certified, the Commission is willing to provide for such relief under very limited and specific 
conditions. Therefore, the Commission is suggesting a modification to the findings required for a 
Coastal Development Permit that specifically addresses an instance when a deviation is 
requested from the wetland provisions of the ESL regulations because the applicant contends 
that application of the regulations would result in denial of all economically viable use. The 
language includes an application process which requires all the information necessary to allow 
for an economic viability determination, and includes specific findings which must be made to 
approve the development proposal (Section 126.0708(e)). Only with such revisions can the 
Commission find adequate protection is afforded wetlands within the coastal zone in a manner 
consistent with the certified land use plans. 

2. Agriculturally Zoned Areas/Floodplains/Future Urbanizing Areas 

Chapter 14/Article 1/Division 2: Agriculture Use Category-Separately Regulated Uses -
This section of the Land Development Code addresses a number of different uses allowed within 
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agriculturally--designated areas. Section 141.0202(a), Commercial Stables, would allow 
placement of portable structures in a floodway in association with a commercial stable operation. 
The pertinent suggested modification clarifies that no structures, including portable ones, may be 
located in a floodway within the Coastal Overlay Zone. Both the certified North City LCP Land 
Use Plan Segment and the more-recently certified Torrey Pines Community Plan include the 
following statement:: 

Within the 100-year floodplain fringe of the San Dieguito River, fill for roads and other public 
improvements and/or permanent structures will only be allowed if such development is consistent 
with uses allowed pursuant to the A-1-10 Zone and other existing zoning, is capable of 
withstanding periodic flooding, and does not require the construction of flood protective works 
... (emphasis added) 

Similar language is found in the Tia Juana River Valley Land Use Plan, as modified herein. 
Neither these cited land use plans, nor any other certified land use plan document in the City's 
LCP, address uses within the floodway itself, as no development within the actual floodway has 
ever been envisioned. It has been well documented that development in floodplains can lead to 
adverse impacts on the environment which could then result in needed flood protective works 
that could impact or eliminate sensitive habitat areas. In addition modification of the floodplain 
not only presents a danger to proposed structures, but also impacts downstream resources 
through increased sedimentation. Due to these concerns, several of the City's certified LUP 
segments contains policies which strictly limit floodplain development. Thus, to be consistent 
with the certified LUPs, the above suggested modification makes it clear that within the Coastal 
Zone, no structures are permitted within the floodway. 

Chapter 14/Article 1/Division 4: Institutional Use Category-Separately Regulated Uses, Chapter 
14/Article 1/Division 6: Commercial Services Use Category-Separately Regulated Uses, and 
Chapter 14/Article 1/Division 9: Wholesale, Distribution and Storage Use Category-Separately 
Regulated Uses - These three use categories contain the descriptions and regulations for a 
number of individual uses. A common criteria for many of them is that they are not permitted in 
floodplains located in agriculturally zoned areas of the Coastal Overlay Zone. While this seems a 
good idea, especially in light of the above finding which quotes floodplain policies common to 
many of the City's certified land use planning documents, it is not clear why the prohibition is only 
on agriculturally-zoned lands. There are floodplain areas within the Coastal Overlay Zone with 
land use designations and zoning other than agricultural. Sorrento Valley is an example, where 
some industrial zoning exists. It would appear that the identified uses would be inconsistent with 
the cited floodplain policies regardless of the underlying zone, since they would all involve fill and 
permanent structures, and do not appear to be uses compatible with periodic inundation. A 
suggested modification is included deleting the phrase "in agriculturally zoned areas or to clarify 
that the use itself is not allowed in the floodplain of the Coastal Overlay Zone. As modified, the 
Commission finds the Land Development Code amendment consistent with, and adequate to 
carry out, the floodplain provisions of the City's certified land use plans. 

The modification applies to the following code sections: 

Section 141.0404(a)(1) and (b)(1), Churches and Places of Religious Assembly 
Section 141.0407(a),Educational Facilities-Schools for Kindergarten to Grade 12 and 

Colleges/Universities 
Section 141.0413(a), Hospitals, Intermediate Care Facilities, and Nursing Facilities 
Section 141.0610(a), Helico~er Landing Facilities 
Section 141.0624(a), Veterinary Clinics and Animal Hospitals 
Section 141.0902(a}, Junk Yards 

Additionally, Section 143.0440, Supplemental Planned Development Permit Regulations for 
Residential Rural Cluster Development in the AR and OR Zones and Section 143.0450, · 
Supplemental Planned Development Permit Regulations for Residential Rural Cluster 
Development with Increased Density, allow for the area of a golf course to be used in the 
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calculation of total permitted residential density and useable open space. The Commission 
suggests that changes are required to these two sections which relate to golf courses within the 
City's Future Urbanizing Area (FUA) for the following reasons. 

In May of 1993, the Commission reviewed City of San Diego LCPA 1-93. In its review, the 
Commission denied (with no suggested modifications) the development of golf courses within the 
FUA (under the PRO Ordinance) for two reasons: The first related to the City's definition of a golf 
course that is "open to the public". The Commission found that a golf course open to the public, 
based on the City's language, would be inconsistent with the public access and recreation 
policies of the Coastal Act in that it allowed "private" memberships, which could render such a 
facility as not being available to the general public. The second reason for denial of golf courses 
within the FUA related to the City's proposal to allow the area of a golf course to be utilized in the 
calculation of residential density and total usable open space. Because those portions of the 
FUA within the Coastal Zone contain significant environmentally sensitive habitat areas, by 
allowing the area of a golf course to be used in calculation of residential density, higher intensity 
residential developments could potentially be crowded onto a smaller building area in order to 
retain sufficient area to accommodate the golf course. This could lead to competition for 
buildable area, thereby opening up the possibility/need for encroachment into sensitive areas to 
obtain the desired/permitted density. 

Since the Commission denied golf courses within the FUA, the proposed sections are 
inconsistent with the North City Future Urbanizing Area Framework Plan and Guideline for Urban 
Development. With the suggested modifications, which make it clear that the provisions only 
apply to the FUA areas which are located outside the Coastal Overlay Zone, the proposed 
amendment can be found consistent with and adequate to carry out the certified LUPs. 

• 3. Bluffs and Beaches 

• 

The previous findings indicated a number of revisions which are necessary in order for the 
Commission to find the proposed ESL regulations relating to development on beaches and bluffs 
to be in conformance with the certified land use plans. 

4. Commercial Base Zones. 

As identified previously, the Commission's main concern with the proposed ordinance revisions 
addresses the treatment of areas designated as CV Zone (i.e., areas intended to cater to the 
needs of visitors}. The issues raised are both the appropriateness of some of the City's proposed 
permitted uses and the uses and design of the ground floor of commercial structures. One 
suggested modification revises the Description of Use Categories and Subcategories to 
indicate that single-room occupancy hotels are not considered visitor accommodations within the 
Coastal Overlay Zone. Another suggested modification would amend Table 131.058, both to 
exclude strictly non-visitor serving uses from the CV Zones and to include one use (wearing 
apparel and accessories} which does serve visitors but was not identified in the table as 
permitted in the CV Zones. A modification is included stipulating that only visitor-serving uses 
may be located on the ground floor of structures, with other uses, such as residential uses or 
business offices, located on upper floors. Finally, a suggested modification clarifies that, within 
the Coastal Overlay Zone, not more than 50% of the ground floor of any structure in the CV Zone 
may be used for required parking, to assure that adequate ground-floor, pedestrian-accessible 
space is given to true visitor-serving commercial uses. 

With the suggested modifications, uses in the CV Zones within the Coastal Overlay Zone will be 
limited to true visitor-serving facilities, allowing some compatible uses (such as residential) on 
upper floors. Therefore, the Commission finds the zoning code update, as modified herein, 
conforms with, and is adequate to carry out, the provisions of the City's many LCP land use plan 
segments, including the specific policies cited previously. 
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5. Parking. 

As previously noted, the Commission is concerned primarily with the application of the proposed 
parking regulations within the BIA (i.e., the immediate nearshore area) and with standards for 
restaurants throughout the Coastal Overlay Zone. Modifications are suggested which the 
Commission believes would achieve the objective of making the proposed ordinances adequate 
to carry out the land use plan policies cited previously. These include a modification applying the 
proposed BIA standards to all categories of development, instead of just multi-family residential 
uses and eating and drinking establishments. For many of the separately regulated uses listed 
below, the suggested modifications add a minimum parking ratio for any proposed developments 
within the BIA Also, there is a suggested modification to apply more stringent limits on curb 
cut/driveway width within the BIA. This will make the land development code consistent with the 
intent of the certified Pacific Beach Community Plan which includes some of the specific parking, 
curb cut and driveway standards of the BIA overlay zone and with numerous other land use plan 
policies which generally address preserving and enhancing public access opportunities through 
providing adequate off-street parking and minimizing curb cuts. 

The Sections of the proposed code which include suggested modifications addressing BIA 
standards or concerns are the following: 

Section 141.0301(d}, Boarder and Lodger Accommodations 
Section 141.0614(a), Nightclubs and Bars over 5,000 Square Feet in Size 
Section 141.0615(b)(4), Outpatient Medical Clinics 
Section 141.0617(a) Private Clubs, Lodges, and Fraternal Organizations 
Section 141.0621(o), Sidewalk Cafes 
Section 141.0623(a), Theaters that are Outdoor or over 5,000 Square Feet in Size 
Section 142.0510(d)(1), General Parking Regulations 
Section 142.0525(b), Multiple Dwelling Unit Residential Uses-Required Parking Ratios 
Section 142.0530(a), Nonresidential Uses-Parking Ratios 
Section 142.0530(b), Parking Ratios for Eating and Drinking Establishments 
Section 142.0530(c), Nonresidential Uses-Parking Ratios 
Section 142.0560(j), Development and Design Regulations for Parking Facilities 

The code sections listed above are found in Chapter 14/Article 1/Divlsion 3: Residential Use 
Category-Separately Regulated Uses, Chapter 14/Article 1/Division 6: Commercial 
Services Use Category-Separately Regulated Uses, and Chapter 14/Article 2/Divislon 5: 
Parking Regulations. Within these same sections are suggested modifications addressing a 
number of public access/parking-related matters not limited to the BIA. Several modifications 
require that, within the Coastal Overlay Zone, outdoor dining and drinking areas are considered 
part of the permitted facility for purposes of calculating required parking. Both the certified 
Mission Bay Park Master Plan and certified Pacific Beach Community Plan include this specific 
standard, and it has been historically required in all Commission-issued permits for eating and 
drinking establishments. The requirement acknowledges the Southern California climate and 
lifestyle, which result in many such establishments having large outdoor eating and drinking 
areas which are used year-round. It is entirely appropriate that such establishments provide off
street parking based on their entire plant, not just enclosed floor areas, which may, in some 
cases, represent less than half of the total facility. With the suggested modifications, the 
Commission finds the ordinances consistent with, and adequate to carry out, the two cited land 
use plans, as well as the public access policies of all other certified planning documents in the 
City's LCP. 

Additional modifications within these same sections address the use of off-premises and tandem 
parking and exceptions to parking requirements for small-lot commercial development. 
Historically, off-premises parking has been allowed only for commercial uses, but the City is 
proposing to expand its use to residential development as well. The land use planning policies 
cited above, and the general public access policies of other certified land use documents, clearly 
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take the position that new development is to provide adequate parking for its needs, such that 
public street parking is not adversely affected. The City's proposed modification is less restrictive 
than the previously-certified ordinances, and could result in adverse impacts to the available 
supply of on-street public parking. It seems less likely that residents will utilize off-premises 
parking, which would require leaving a vehicle overnight at some distance from the residence, or 
walking a greater distance carrying packages, groceries, etc. It is more likely that residents will 
park on the street directly in front of their homes, where vehicles will at least be in sight and 
readily accessible. Therefore, the suggested modifications disallow off-premises parking for 
residential uses, require adequate signage to direct persons to the off-premises parking locations 
associated with commercial uses, and require that covenants be recorded over both the parking 
site and the site of the use requiring the parking. 

With respect to tandem parking, the Commission and City have historically approved such for 
residential uses as long as both parking spaces are assigned to a single living unit. The 
previously-approved parking ordinance, which was found consistent with the City's certified land 
use plans, identified only two circumstances which justified the use of tandem spaces in 
commercial development: assigned employee parking and valet parking associated with 
restaurant use. The City is now proposing to allow tandem parking in any valet situation and has 
also added bed and breakfast establishments as a use allowed to have tandem parking. The 
Commission finds the use of tandem parking for bed and breakfast establishments acceptable, 
but has added a suggested modification to only allow valet parking when associated with 
restaurant use. The concern here is that, from a practical perspective, valet parking associated 
with other forms of commercial development tends to be avoided by most patrons. Thus, the 
commercial development would initially receive the benefit of providing less parking by proposing 
a valet service. However, if patrons didn't use the service, patron parking would be inadequate 
on-site and could spill over onto adjacent streets, usurping areas otherwise available for parking 
by beach visitors . 

The City's beach communities (Ocean Beach, Mission Beach, Pacific Beach and La Jolla, 
primarily) are all deficient in parking to meet current needs. To offer reduced parking standards 
in nearshore areas subject to a heavy influx of residential users and visitors can only exacerbate 
an already critical public parking shortage. Therefore, the Commission finds it appropriate to 
modify Table 142-0SG to clarify the table is not applicable in the Coastal Overlay Zone. With the 
suggested modifications addressing parking and related issues, the Commission finds the 
proposed ordinances consistent with, and adequate to carry out, the certified LCP land use plans. 

6. Views/Overlay Zones 

One suggested modification for the Coastal Overlay Zone is to correct the procedural error that 
failed to identify cases where dual permit jurisdiction applies. This situation may occur on any 
properties which are bisected by the boundary between the City's and Commission's permit 
jurisdictions, wherein each entity is required to issue a coastal development permit for any portion 
of the proposed development within its respective jurisdiction. 

The other issue raised by this overlay zone is that of protecting public views to and along the 
coastline. Several modifications are suggested to address this issue and establish protection of 
the many public views available from inland areas, which have not been adequately addressed in 
either the proposed ordinances or the currently-certified ones. The Commission is suggesting a 
revision that requires fences to be "open" when proposed in sensitive coastal blufftop areas. For 
this reason, the Commission is also suggesting that the definition of open fences be changed 
when applicable in the Coastal Overlay Zone to assure the structure is at least 75% open for view 
protection purposes. Many policies of the respective land use plans call for the preservation of 
public views to the ocean. The City also proposes to include language in the LDC that specifies 
under what conditions and when a visual access corridor must be provided in association with 
any coastal blufftop or beachfront development. The language, as proposed, states that a visual 
corridor should be provided through an offer of dedication as a public easement or deed 
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restriction as a condition of approval of a Neighborhood Development Permit or Site 
Development Permit. 

The Commission is suggesting that language be changed such that this requirement is a 
condition of a Coastal Development Permit approval (vs. a Neighborhood Development Permit or 
Site Development Permit). Any property located between the ocean and the first coastal 
roadway would be within the Coastal Overlay Zone and require a Coastal Development Permit, 
unless it is an exempt development. For this reason, it is appropriate to relocate the language 
addressing view protection to the Coastal Overlay Zone as supplemental regulations. Since this 
only applies within the Coastal Overlay Zone, the Coastal Development Permit is the appropriate 
vehicle to administer the view protection policies. 

As proposed by the City, a view corridor not less than 10 feet and running the full depth of the 
property would be required to be preserved when the proposed development is located on a site 
that lies between the "nearest through vehicular public access route paralleling the shoreline and 
the requirement for a visual corridor is feasible and will serve to preserve, enhance or restore 
existing public views identified in the applicable land use plan. The City's referral to the first 
coastal roadway as the "nearest through vehicular public access route paralleling the shorelineQ 
is vague and confusing. The Commission is suggesting that the reference be struck and 
replaced with "first coastal roadway" which is much clearer in intent and also mirrors the 
reference shown on the legends of the certified coastal zone boundary map (#C~ 731 ). The City's 
language also does not require that such views be preserved or restored through a deed for the 
required side yard setback areas. Without such assurance, the provision of such a view corridor 
could not be guaranteed to be provided on a particular site in perpetuity in the event the land 
ownership transfers. 

The Commission is also suggesting that if there is an existing or potential public view, but the site 
is not designated in a land use plan as a view corridor, that such views to the ocean should be 
preserved or restored by deed restricting required side yard setback areas to cumulatively form 
functional view corridors and preventing a "walled~ff' effect from development. The Commission 
believes additional language is necessary to clarify this requirement because the current certified 
language has not resulted in the preservation of side yard setbacks as a means to preserve 
and/or restore public ocean views. The Commission finds such language is consistent with the 
LUP provisions and will serve to prevent a walled effect from development between the ocean 
and first coastal roadway. 

In addition, if there is a designated or potential public view and the site is designated in the 
applicable land use plan as a view corridor or within a public viewshed it is clear that such views 
should be maintained. For this reason, any development approved on such a site would need to 
be designed and sited in a manner that would preserve the identified public view. Therefore, the 
Commission is suggesting to modify the language so that the provision of a visual corridor will be 
assured through a deed restriction .. In such cases, these critical views to the ocean will be 
required to be maintained or restored by designing and siting new development in a manner that 
will preserve the identified public view. This includes restricting the size, number of stories, and 
siting of the home on the site in a manner which is most protective of existing coastal views to the 
ocean. 

In addition, the City also contains a provision that where remodelling is proposed to an existing 
structure/residence that precludes full establishment of a desired corridor as previously outlined, 
preservation of any existing visual corridor on the site will be accepted. However, there remains 
the potential that through remodelling, any existing public views to the ocean could be diminished 
further. For example, if there are presently existing ocean horizon views over an existing on~ 
story residence that is located in a designated visual corridor and the proposed remodelling 
includes the addition of a second story to the residence, measures must be taken to site the 
second story in a manner that will preserve the existing views. Therefore, the Commission is 
suggesting the provision should assure that the existing visual corridor is not reduced through the 
proposed remodelling. Other designs must be considered such as expanding the first level, in 
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lieu of the second level, such that the public views will be protected. Additionally, in review of 
redevelopment projects that involve the demolition of more than 50% of the existing exterior 
walls, setbacks from the bluff edge and sideyards must be applied that are respective of new 
regulations developed in response to changing circumstances. Any previously-conforming rights 
are not retained in perpetuity if redevelopment involves 50% demolition. Therefore, the 
Commission finds that the new regulations, as certified herein with suggested modifications, must 
be applied to carry out the intent of the certified land use plans. 

In addition, the City's language does not include provisions addressing the permitted landscaping 
or fences in visual corridors. As noted earlier in these findings, only open fencing is permitted in 
the coastal blufftop areas. Therefore, the Commission is suggesting the language be revised to 
specifically state that only open fencing and landscaping may be permitted within the established 
view corridors, but only if such vegetation does not significantly obstruct public views to the 
ocean and that the landscaping is maintained. Through on-going maintenance of such 
landscaping {pruning, trimming, etc.) it can be assured to that such landscaping, as it matures, 
will not intrude into the view corridor in the future and that public views to the ocean will be 
preserved in perpetuity. 

Therefore, in summary, through all of the suggested revisions described above, the preservation 
of existing visual corridors as well as protection of any existing public views to the ocean in the 
sideyard setback areas of project sites will over time serve to increase the number of functional 
view corridors on a cumulative basis. This will prevent a •walled off effect" from development. 
consistent with policies of respective land use plans which call for preservation of public views to 
the ocean. 

7. Affordable Housing 

The previous finding indicates several concerns related to the calculation of maximum allowable 
density when allowing density bonuses for affordable housing within the coastal zone. The 
suggested modification addressing these concerns is found in the Coastal Development Permit 
section. The Commission is suggesting that specific findings be made in connection with 
approval of the Coastal Development Permit which assure that any proposed density increase is 
accommodated in the manner most protective of coastal resources. With this revision, the 
proposed affordable housing regulations can be found to be adequate to carry out the certified 
land use plans. 

8. Fencing Regulations 

The inconsistency cited previously in this regard is a procedural one. Table 142-03A identifies 
required permit procedures for fences. In most cases, fences are exempt from discretionary 
review. However, if located between the sea and first coastal roadway, an appealable coastal 
development permit would be required for construction of a fence. The suggested modification 
clarifies this point for any prospective applicants. 

9. Signs 

For the most part, the proposed sign regulations are similar, or identical, to the currently-certified 
ordinances. One change is that the proposed sign regulations would now allow projecting signs 
in the coastal zone. The Commission finds that these are acceptable. There are, however, three 
suggested modifications addressing the height of freestanding signs in the coastal overlay zone. 
These are detailed below as follows: 

Section 142.1290 La Jolla Commercial and Industrial Sign Control District 
(d)(3}(A) Freestanding Ground Signs 
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The City's proposed language allows for freestanding ground signs to extend to a maximum 
height of 20 feet. However, no provisions were included for signage in the coastal zone. The 
Commission is suggesting the language be revised to include the requirements for sign height for 
the coastal zone areas such that freestanding ground signs shall not exceed 8 feet in height. 
This is consistent with the previously-certified City of San Diego LCP that restricts ground signs to 
a height of 8 feet in the coastal zone. 

(e)(1)(C) On-Premise Sign Regulations 

The City's proposed language allows for freestanding ground signs to extend to a maximum 
height of 20 feet. However, no provisions were included for signage in the coastal zone. The 
Commission is suggesting the language be revised to include the requirements for sign height for 
the coastal zone areas such that freestanding ground signs shall not exceed 8 feet in height. 
This is consistent with the previously-certified City of San Diego LCP that restricts ground signs to 
a height of 8 feet in the coastal zone. 

(e)(2)(A) Identification Signs 

The City's proposed language allows for freestanding identification signs to extend to a maximum 
height of 20 feet However, no provisions were included for signage in the coastal zone. The 
Commission is suggesting the language be revised to include the requirements for sign height for 
the coastal zone areas such that identification signs shall not exceed 8 feet in height. This is 
consistent with the previously-certified City of San Diego LCP that restricts signs to a height of 8 
feet in the coastal zone. 

These three items are the only problem identified in the City's proposed sign regulations. 
Therefore, as modified herein, the Commission finds the overall sign regulations consistent with, 
and adequate to carry out, the cited land use plan policies as well as the general policies on 
visual resources found within all the City's certified LCP land use plans. 

10. Administrative Changes/Technical Revisions. 

The City has submitted minor modifications to the Land Development Code for inclusion in this 
report. They are to either clarify text, correct formatting or remedy typographic errors and do not 
affect the meaning or intent ofthe regulations. They are found in Part II E. of this report 

11. H istorlcal Resources 

The Commission is suggesting a series of modifications to the proposed ordinances. Primarily, 
these modifications will remove the word "designated" in several locations, to clarify that a 
structure or resource does not have to be formally designated to be afforded the protection of the 
proposed regulations. In addition, the Commission suggests modifying the Historical Resource 
Guidelines to include consultation with all appropriate agencies whenever the City must 
determine if a site specific survey of potential historic resources is required in conjunction with the 
processing of a construction or development permit. Only as modified, can the Commission find 
the proposed regulations, and the accompanying guidelines, fully consistent with the various 
certified land use plans, and thus able to carry out their intent. 

PART V. 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. Instead, the CEQA responsibilities are assigned to the Coastal 
Commission and the Commission's LCP review and approval program has been found by the 
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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 the case of the subject LCP amendment request, the Commission finds that 
approval of the amendment, incorporating the suggested modifications listed above, would not 
result in significant environmental impacts under the meaning of the California Environmental 
Quality Act. Absent incorporation of these suggested modifications to effectively mitigate 
potential adverse impacts to coastal resources, such a finding could not be made. 

Specifically, the proposed revisions to the Implementation Plan, for the most part were found to 
be consistent with the certified land use plans. It is the nature, however, of these reports to focus 
on the areas of differences and resource issues and address the means to correct such noted 
deficiencies. With regards to environmentally sensitive lands, specifically wetlands and steep, 
sensitively vegetated hillsides, critical public views, parking supplies in nearshore areas, 
floodplain development standards, permitted use issues in sensitive areas, shoreline 
development policies, the proposed Land Development Code raises several environmental 
concerns. As submitted, the Commission finds there are feasible mitigation measures which 
would serve to mitigate certain impacts to coastal resources. As modified herein, the suggested 
revisions do reduce such impacts to a level of insignificance. The suggested modifications 
further serve to bring the City's implementation plan into conformity with, and adequate to carry 
out, the resource protection standards specified in its certified land use plans. 

Given the proposed mitigation measures, the Commission finds the proposed local coastal 
program amendment, as modified, will not result in significant environmental impacts under the 
meaning of the California Environmental Quality Act. Furthermore, future individual projects 
would require coastal development permits from the City of San Diego. Throughout the City's 
Coastal Zone, the specific impacts associated with individual development projects would be 
assessed through the environmental review process; and, the individual project's compliance with 
CEQA would be assured. Therefore, the Commission finds that there are no feasible alternatives 
under the meaning of CEQA which would reduce the potential for such impacts which have not 
been explored and the LCP Amendment, as modified, can be supported. 

(SDLCPA 1-988 (LDC)fnlstfrpt Feb.99 hearing) 
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SUGGESTED MODIFICATION FOR THE OCTOBER, 1998, HEARING 
ATTACHED AS EXHIBIT 'A' 

Section 143.0146 Environmentally Sensitive Lands Regulations for the Coastal Overlay 
Zone 

Purpose and Intent 

The purpose of these regulations is to address the protection, preservation and, where damaged, 
restoration, of the environmentally sensitive lands of San Diego's Coastal Zone. These 
regulations are intended to assure that development within the City's Coastal Zone occurs in a 
manner that protects the overall quality of the coastal resources and the natural and topographic 
character of the area, encourages a sensitive form of development, retains biodiversity and 
interconnected habitats, maximizes physical and visual public access to and along the shoreline, 
and reduces hazards due to flooding in specific areas. 

In the event of conflict, these regulations shall supersede the regulations set forth in preceding 
sections of this division. Regardless of whether a Site Development Permit or Neighborhood 
Development Permit is required for development on environmentally sensitive lands pursuant to 
the previous sections, within the Coastal Overlay Zone, a Coastal Development Permit is required 
for all coastal development, unless exempt pursuant to Section 126.0704, and the following 
regulations apply. 

Uses Allowed Within Environmentally Sensitive lands 

Within the Coastal Overlay Zone, allowed uses within environmentally sensitive lands are those 
allowed in the applicable zone, except where limited by this section . 

(a) Wetlands. Permitted uses in wetlands shall be limited to the following: 

( 1) Aquaculture; 

(2} Nature study projects or similar resource dependent uses; 

(3} Wetland restoration projects; 

{4) Incidental public service projects. 

(b) Wetland Buffer Areas. Permitted uses in wetland buffer areas shall be limited to the 
following: 

(1) Access paths: 

(2) Fences; 

(3) Restoration and enhancement activities; and 

( 4) Other improvements necessary to protect wetlands. 

(c) Sensitive Steep Hillside Areas. Permitted uses shall be open space and those permitted 
by the underlying zone subject to the regulations and restrictions of the underlying zone 

and this section. ,....-----------• 
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(d) 

(e) 

Non-Sensitive Steep Hillside Areas. Permitted uses shall be those permitted by the 
underlying zone subject to the regulations and restrictions of the underlying and this 
section. 

Coastal Beach Areas. Permitted uses and activities in coastal beach areas are limited to 
those identified in Section 143.0130 of this division. 

(0 Sensitive Coastal Bluffs Areas. Permitted uses and activities on sensitive coastal bluff 
areas are limited to those identified in Section 143.0130 of this division. 

(g) Floodways. Permitted uses in the floodway portion of a 1 OQ-year floodplain are those 
allowed b~ the OF Zone, as indicated in Table 131-02B. 

Development Regulations for Sensitive Biological Resources 

Coastal development on premises within the Coastal Overlay Zone that contain sensitive 
biological resources is subject to the following regulations and the Biology Guidelines in the Land 
Development Manual. 

{a) 

{b) 

(c) 

(d) 

State and federal law precludes adverse impacts to wetlands or listed non-covered 
species habitat The applicant shall confer with the U. S. Army Corps of Engineers, U. S. 
Fish and Wildlife Service and/or California Department of Fish and Game before any 
public hearing for the development proposal. Coastal Development Permits shall not be 
issued for any project that adversely impacts wetlands or Listed non-covered species 
habitat until all necessary federal and state permits have been obtained. 

Outside and inside the MHPA, impacts to wetlands, including vernal pools in naturally 
occurring complexes, shall be avoided to the maximum extent possible. Only uses 
permitted within wetlands pursuant to these regulations shall be permitted. The diking, 
filling, or dredging of open coastal waters, wetlands, estuaries, and lakes shall be 
permitted where there is no feasible less environmentally damaging alternative, and 
where feasible mitigation measures have been provided to minimize adverse 
environmental effects 

A wetland buffer shall be maintained around all identified wetlands to protect the 
functions and values of the wetland. A minimum 100 ft. wide buffer shall be provided 
adjacent to all identified wetlands and a minimum 50 ft. wide buffer shall be provided 
adjacent to riparian areas. The width of the buffer may be either increased or decreased 
as determined on a case-by-case basis, in consultation with the california Department of 
Fish and Game, taking into consideration the type and size of development. the 
sensitivity of the wetland resources to detrimental edge effects, natural features such as 
topography, and the functions and values of the wetland. The buffer shall be measured 
landward from the wetland. Maps and supplemental information submitted as part of the 
application shall be used to determine the specific boundaries of the wetland and buffer. 

All buildings or other improvements proposed to be placed or erected, and all grading 
activities proposed to be undertaken adjacent to a wetland shall be located so as not to 
contribute to increased sediment loading of the wetland, cause disturbance to its habitat 
values, or otherwise impair the functional capacity of the wetland. 

• 

• 

• 



• 

• 
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(e) 

(g) 

{h) 

(i} 

All development occurring in sensitive biological resources is subject to site-specific 
impact analysis conducted by the City Manager, in accordance with the Biology 
Guidelines in the Land Development Manual. The impact analysis shall evaluate impacts 
to sensitive biological resources and CEQA sensitive species. The analysis shall 
determine the necessary mitigation, where appropriate and the requirements for 
protection and management Mitigation for permitted uses in wetlands and permitted 
encroachment on sensitive and non-sensitive steep hillsides may include measures 
identified in Section 143.0141 ( i ) of this division. 

Inside the MHPA. development shall avoid impacts to narrow endemic species. Outside 
the MHPA, measures for protection of narrow endemic s~cies shall be required such as 
management enhancement. restoration an/or transplantation. A list of narrow endemic 
species is included in the Biology Guidelines in the Land Development Manual. 

Grading during wildlife breeding seasons shall be consistent with the requirements of the 
City of San Diego MSCP Subarea Plan. 

Inside and adjacent to the MHPA, all development proposals shall be consistent with the 
City of San Diego MSCP Subarea Plan. In case of conflict with the environmentally 
sensitive lands regulations applicable within the Coastal Overlay Zone, the latter shall 
~ 

Sensitive biological resources that are outside of the allowable development area on a 
premises, or are acquired as off-site mitigation as a condition of permit issuance, are to 
be left in a natural state and used only for those passive activities allowed as a condition 
of permit approval. If the land is not dedicated to the City, identification of permissible 
passive activities and any other conditions of the ~rmit shall be incorporated into a 
covenant of easement that shall be recorded a ainst title t e , in accordance 
with procedures set forth in Section 143.0152 ISton. e U.S. Fish and Wildlife 
Service and the California Department of Fish and Game are to be named as third party 
beneficiaries to any covenant of easement recorded pursuant to this section. 

Development Regulations for Steep Hillsides 

Development on a premises within the Coastal Overlay Zone that contain steep hillsides is 
subject to the following regulations and the Steep Hillside Guidelines in the Land Development 
Manual. 

(a) Sensitive Steep Hillsides- Allowable Development Area 

VVhere a development, including any land division, is proposed on a premises inside the MHPA or 
on steep hillsides containing environmentally sensitive habitats, or significant scenic amenities, or 
potential hazards to development, as identified on the Coastal Zone Sensitive Slopes Map 
Drawing No. C-720 (on file in the office of the City Clerk as Document No. 00.17065), the 
following regulations shall apply: 

( 1) Steep hillsides shall be preserved in their natural state, provided a minimal 
encroachment into such steep hillsides( areas disturbed by grading or 
development) may be permitted as set forth in the following table: 

TABLE 1 STEEP HILLSIDES ENCROACHMENT ALLOWANCE 

75%orless 10% 
80% 12% 
85% 14% 



(b) 

90% 16% 
95% 18% 
100% 20% 

For the purposes of this ordinance, encroachment shall be defined as any area of twenty· 
five percent (25%) or greater slope in which the natural landform is altered by grading, is 
rendered incapable of supporting vegetation due to the displacement required for the 
building, accessory structures, or paving, or is cleared of vegetation (including Zone 1 
brush management), other than allowed below. 

The following uses and/or development features shall be exempt from the encroachment 
limitations set forth above: 

(2) 

(3) 

(A) Major public roads and collector streets identified in the Circulation 
Element of an adopted communi!Y plan or Land Use Plan; 

(B) Public utility systems; 

(C) In the North Ci!Y Local Coastal Program Land Use Plan areas only: 

Local public streets or private roads and driveways which are necessary for access 
to the more developable portions of a site containing slopes of less than twenty-five 
percent (25%) grade, provided no less environmentally damaging alternative 
exists. The determination of whether or not a proposed road or driveway qualifies 
for an exemption, in whole or in part, shall be made by the City Manager based 
upon an analysis of the project site; 

{D) 

(E) 

All vegetated areas located between thirty (30 and one hundred (100) 
feet of existing or proposed structures, which are selectively pruned, 
thinned or trimmed by hand to comply with existing Ci!Y fire codes 
provided that such slopes retain their native root stock, and that no 
alteration or reconfiguration of the natural landform is required. Selective 
clearing under this exemption shall not allow the wholesale clearing or 
cutting of existing vegetation down to a uniform height 

Exemptions from the encroachment limitations set forth above shall not 
be allowed for any designated areas located within thirty (30) feet of 
existing or proposed structures, which are cleared or cut down to comply 
with existing City fire codes; and, 

Natural slopes or previously graded slopes located directly underneath 
pole supported or cantilevered buildings, provided such areas are open 
to light and air and allow a minimum clearance of four (4) feet between · 
the building sub-floor and the ground. 

On existing legal parcels, a deviation in the encroachment allowance percentage 
may be granted by the City Manager if necessary to maintain a minimum 
development right (total disturbed area) equal to twenty percent (20%) of the 
entire parcel. · 

All encroachment allowances shall be subject to a determination by the City 
Manager that such encroachment supports the findings of fact set forth in Section 
143.0146 and the Steep Hillside Guidelines. 

Non-Sensitive Steep Hillsides 

• 

• 

• 
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Where a development or land division is proposed on steep hillsides which have not been 
identified as possessing environmentally sensitive habitats, or significant scenic amenities, or 
potential hazards to development, as identified on Map Drawing No. C-720 (on file in the office of 
the City Clerk as Document No. 00-17065}, such slopes may be developed provided the following 
regulations are met: 

(1) Coastal development on non~sensitive steep hillsides within the Coastal Overlay 
Zone is subject to Section 143.0142 of this division (Development Regulations 
for Steep Hillsides). 

(c) Any adjustment or modification of the adopted Coastal Zone Sensitive Steep Hillsides 
classifications, as identified on Map Drawing No. C~720, which results in a change from 
the sensitive to nonsensitive category on a portion of a property or a property in its 
entirety shall require a Local Coastal Program amendment 

(d) All slopes of twenty-five percent (25%) grade and over which remain undisturbed or 
which are restored or enhanced as a result of a development approval shall be 
conserved as a condition of permit approval through a deed restriction, open space 
easement or other suitable device that will preclude any future development or grading of 
such slopes. 

(e) All development on steep hillsides located in La Jolla or La Jolla Shores Community Plan 
areas, shall, in addition to meeting all other requirements of this section, be found 
consistent with the Hillside Development Guidelines set forth in the La Jolla - La Jolla 
Shores Local Coastal Program Land Use Plan. 

(f) In accordance with the development boundaries established by previous Coastal 
Commission Development approvals obtained prior to May 14, 1985, in lieu of other 
provisions of this ordinance, development, grading, or filling shall be allowed on steep 
hillsides on the north and south sides of Lopez Canyon provided that such development, 
grading, or filling shall not be visible from a point located along the streamed of Lopez 
Canyon that is nearest to the proposed development, grading or filling. All other 
developments within the Hillside Review Zone on the north and south sides of Lopez 
Canyon shall comply with the provisions of this ordinance. 

{g) Brush Management 

(h) 

{1) Designated areas located within thirty (30) feet of existing or proposed structures. 
which may be cleared or cut down to comply with existing City fire codes. 

(2) Selected clearing of all vegetated areas located between thirty (30 and one 
hundred (100) feet of existing or proposed structures, is permitted if selectively 
pruned, thinned or trimmed by hand to comply with existing City fire codes 
provided that such slopes retain their native root stock, and no alteration or 
reconfiguration of the natural landform is required. Selective clearing shall not 
allow the wholesale clearing or cutting of existing vegetation down to a uniform 
height 

(3) Disturbed portions of the site in 25 percent or greater slopes shall be revegetated 
or restored in accordance with Chapter 14, Article 2, Division 4 (landscape 
Regulations). Native, fire-retardant vegetation shall be utilized to the maximum 
extent practicable . 

Erosion Control Measures 



(1) Erosion control measures are subject to the encroachment limits set forth 
above, the landscape regulations in Chapter 14, Article 2, Division 4 and the 
Steep Hillside Guidelines in the Land Development Manual. 

(2) Air-placed concrete, including gunite or shotcrete, retaining walls, buttress fills 
and other similar erosion control measures are considered encroachment and 
may be allowed only if determined to be the only feasible means of erosion 
control to protect the existing principal structure or public improvements. 

• 

• 

• 
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RESOLtTTION Nu1vfBER R- 289 458 
NOV lg 1997 ADOP1.t:.D ON ______ _ 

A.:RESOLt.TIION C:SR11.: fiNG Th'liRONiYi"E'11 • .i.L IMPAC.:. 
RE?ORT !,_.ciR) NO. 96-03:3'3 ~ .. :ND ADDBiDuf:vfNO. 96-7397 
TO El:R ?-·rO. 96-0333, .Al'lD ~...DOPTIN"G FINDINGS AND 
ST.J. .. :.!.":~;:r,.tENi OF OV.t:R...IUDING CONSIDER.?-~TIONS ill 
~01'1-:N..t.CITON 'iVIT:q T:-!E .~PROVAL OF 11:-...t. L~'ID 
DEVELOPMENT CODE. 

ll/10/97 
//I.J \.)U/ 

'iv-::.- !--:R£ • .l.S, on May 23, 1996, The CI-cy of San Diego initiated re•1iew of the proposed 

Land De•,e!opmentCcde purr..1am: to t..i.e Ca.li:forniaEnviranmenta! Quality Ac: of the 1970 

(Califor,ia P'..lbiic Resources Code section 2!000 e!: seq.), as ame.'lcied, and the Stare Guidelines 

· rr ··- · C · ~R · · · .. ·"'aO ) · -:::ere-::o . ,_,a.urar!'..Ia oa.e or .L e2t .. 1.1anons secnon DU e!: sec. ,· ana 
' - . ~ 

'iv:--;:3.£.-\.S, ~1e Lmd Developmem Code was set :for a public he~ri11.g ~o be cond.uc::ed by 

c::e C.:und ofThe Clw cfSa.""l. Die2o,· and . -

Vv1-':E...~AS, the issue was heard by the Cirt Caund on Oc::ober 23, 1997, and continued. 

:c Ncve:nbe:: iS, 1997; and 

·,;v -:-!=R.E.l_S. the Cr:r Cound considered the issues diswssed. ln. Envi.ronme:rca.i Irrrcac .. . 
'"~.=.'"'or: ,-:-7'">) ~~o C'" ..r--:~ :::nrf :ia"c.'e"a.·,,~ :"'o 06-'73°~ ~a c,R 7'-'o Ofi o-:-:~- -;-.ra"t"I:-.:\...,_!""' •• \;_:...-."~ :.'4 . ~o J.J..-..- ~.u ...... - d, \.I...I.U :..'i .. ,., • , 1 ... ~ 1.'t • "";,4~ .....1!--, ~'t vv, 

T?:::EREFORE, 

BE IT RESOL "fED, by ilie Ccund ofTne C-ry of San Di~go, tim it iS hereby-cetiiled 

chat :he inrcrma:cicn contained m Enviranme:1t:ti Impac;: Report No. 96-0333/SCE ~fo. 96081056 

• \ • • • • ":>..~ C6 -go- -IR N.. 0 "' "' __ .., .... . ' - - • c· C! . t.-~ • 
a.."1C .-.ccencurn !.'10. ~ _, ., 1m t:..L i o . .~0-4J.DJ, an rue m me om.c:: at ~e rry .. e::~ w:.;) oe=r. 

.:::)rr:pie':ec ~n :::mpii:mc:: with ti:e Caiifot7.ia E=vircn..-:u.enci Quaiiry Ac:: oi 1970 (California P..lbiic 

EXHIBIT NO. 1 
APPUCAT10N NO. 
SAN DIEGO 
LCPA 1-988 

City Council 
Resolutior:s 

~ C:astal Cmn..-r..s.s.¢r. ; 



----------------------------------------------

Resources Code sec:ion 21000 et seq.), as a.rnended, and th.e State guidelines thereto (California' 

Cede cfRegularicns sec::ion 15000 et seq.), that the reports refiec: the independentjudgm.em of 

Tl1e Cry of San Diego as Lead AgenC'J and t.1at the infonnacion contained in said repor..s, 

toged:e: with any commentS received during the public re'riew process, has bee:n reviewed. and 

considered bv this Council in cormec-..i.cn Vv1t.~ the aoorova1 of t.he Land Develooment Code and 
" ,; .. . ... 

re£ated implementing actions. 

BE IT FGRT.d r R. RESOLVED, that purs-..rant to California Public Resources Code 

se::-::ion 21081 and California Code ofRegu.Iations section i5091, the City Counc-l adopts the 
. .: ..... • ;. .. ~· '·*.~j~, 

nn.dings made with. respe::-:: to the project, ~ copy of which is on fiie in the o:ffi~e of the City Clerk: 

as Doc':.lment No. RR- 289458 -~ and in~orporated herein by re.fere-nce. 

BE IT FL:iB.ThER RESOLVED, t.I-Iat pursuant to Califorrda Code ofRegularions sec-..i.on 

l 509'3, che Cit:.; Council hereby adopts the Statement of Overriding Considerations, a copy .or::::. 

wbc:-t is on file in the office of the City Clerk as Document No. RR~ 

incorporated herei."l. by reference, with respec: to t.IJ.e project . 

. A.P:?ROv .t.D: C.-\SEY G'Wl:N"N, Cit'/ Attorney 

By 
PrescJla Dtlgard t) 
Deputy City Attorney 

PD:lc:c:tk 
lOil0/97 
ll/10/97 REV. 1 
Or.De;)[:Dev.Svcs. 
R-98-288 
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o: · L Reco~der/County Clerk 
?.0. Eox 1750,. MS .i\33 

FROM: City of San Diego 

lSOO Pacific E·~. Room 250 
s~~ D~ego, ~~· 92101-2422 

Cf!ice cf ~1~--~~~ ~C Resea:c= 
1~00 ~~~~ St=eet, ?.con l2l 

Ci t·r of San Dieco 

De vel c;:ment Ser.·ices Depa::;t:::nent. 
1222 !i:sc Avenue, MS SOl 
sa..:c.. Dieso , c..~ 921.01. 

?:::-oj ec:: Cesc:::-i:;:ticn: Various C!'!""! c::mrcr:::. ac:::iocs 
:~"'telct:rrte!lt: C;:C.e. ~~ be i:lc~r=orac::eC. as Ca""Ot:e=s :.2. 13 a.z::.C.l4 of 

.f..:COPTION of c2e ::~c-ccsec r..a:cc: 
~!':.e Mu::i ci ::al CcCe ... ~MENDMENT 

L~c ?2-~~0PT:CN of o:::-eviouslv acc~ced ~aoce:::- ll: and ?~~~ and ~~~ of ce~ai~ cbaocers 
. : ::.he Mt.:..."'lic::::al C=C.e :..z:clu.ci:_"'!c Ca:et:er !.0 a=C ~orticcs cf ~acte.=s 2 ~ ... ~ ~. ar-C. 9 of t!:e ~-u...~ici.::al 

::::JC.e. 

·::.is is 

T=.e -.-"""',.,;,c,-
;:'-- ... --- i;:s 

~e Ciey of San Diego Citv Ccu=cil en Nov. 

approved for.n _jl_ wi:l, 'N"ill. ::.o c ' 

R-289458. 

prepa.red -~; s projec~ 

18, 1997 appr~veC 

provisions cf c:::c..~ .. 

measur!.s __ ·,..e::e, t~e a;p:oval of t~e ~rojec~. 

·.;e:-~ :let, mace pu:::-sua""t: t::J ~CA. Guice.li::es Sec"::icr... !.5091. 

on.ly) Statement Con.sid.e~c.icns n.oc.' 

-- ,:.s ne=e.cy ce~ified t!!ac t.:le fil:::tal en·ri=o:cme:!lC.al ::epor=, is 
- ·.rai.la.ble t:: c:;:e general -ot..!.b~i: a.c t:.!:.e cf=ice of t:!:.e La:Ild Ce"relcs:menc. Revie•A~ Di.,.ris:!..on, ?"i.f~~ 

.:..cc= I C! ::y C'9e=ac~cns =ui..lC~~~ ,· l22:Z Fi=s~ A·re:.ue, San Dies-o, c.:~. 92::..0!. .. 

-::.a.l-rst:: '!.'el.ep.hone: 

FileC bv: c-.. ; a...-..:...Y.. 

~ 
.--.. 

I~ ~c t\ ,·" 1. ,vf ~'~ ·'-'~ 
~-- t..,.;;...;..~. --
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CR-98-290)~. 1) 

RESOU.JTION 'N1J11GE...~ R-__ 2_8_9_4_6_0 __ 

NO'i 18 ~~7 FDOFITDON __________ -___ ___ 

A R.ESOLtJTION :\DOPTING GtiiDELIN"'ES FOR Tr L.AJ.'-lu 
DE.v"ELOP!viDiT ~LA...'-iuAL 

. DEC 0 a •cc7 
W-.,.,..n!:'. c "I ...... · C i1 -11 c· . ~:- D' . ~.: .t. - • · ;:-:.r:.~~. on _____ ,, me ounc• or .ae lt'f 01. ~an tego aa.optl:;"..~. tu.e Lana 

Develocme:::1t Code for me Ci.t"r of San Die~o. to re'Olace e:cistin!Z land use re:zu!a.tiollS conta:ined. .. . -· - - .-
in the Mul1.i.cipal Code; and 

\4t"E.ER.E..A..S, the Land De"';e!opment Code (section 111.01 06) provides for the 

es~biis.h.IL.e:1t of a L~d DeYe!opment Manual for the City of San Diego to contain g-r.ridelines 

u.sec by c:ry s-..a:Ef b. impleme:::1ring the reg-r.llations contained. in the Land Developme::1t Code; and 
w~-::ER.E.A.S. in connection w1til the Land Deve!oorne::It Code, the C!w has re'lised. 

• 6 • 

exis;:im:: guide tines relating to re2Ularion of steeo hillsides, bioloilical resources and landscaoin!Z; 
. -- - - ... ._, ... -

and 

w1-::ERE*A..S, in connec:ion witb. the Lmd Deveiopment Code, new guidelines ha~e be::t 

prepared relating to regulation ofcoas-12.1 biuifs and beaciles and to historic resources; NOW, 

T.r::EREFORE, 

BE IT R.ESOL v"ED, by the Council of T.o.e City of San Diego, t.bat the City Clerk is 

he:ecy authorized. and directed. to es*~Ablish and maint:rin in me office of the Cit"/ Clet.:e a 

d.oc~"!le~t titled "Land Deve!oocen.c Manual" which shall contain the 'l'Jidelines to be used. bv . - . 
cir'r s-ra..7 in inte:uretation and aooiic:lticn of tile Lmd Deveio-ome:u Code ofThe Grr of San .. ... . .. .. ... 

Diego; 
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BE IT FiJRT.dER RESOLVED, that t.'le City Counc'J adopts the revised guidelines listed. 

.elow wb..ic.b. are on 5le in tJ-,e Ot:D.ce of the Cir:J Clerk~ folio~~ 

Ste~p Eillside Guidelines 

Bioiogy Guidelines 

Landscape S tanda:rds 

Document Number 

R:R~· 289460 -/ 

289460 -:-).. R."R.-·-------
2&:1460-5 

RR.--____ .___ 

BE IT FUR"TT-':::ER RESOL r.r:.D, that the Council adotlts the n.ew g:rJideiines listed below . -
wpich are on file in the Office of the City Clerk as follows: 

Do cum em 

Coas..al Bluffs and Beaches Guidelines 

Hi~orical Guidelines 

Document Number v 
R..l{- 289 4 60 .... f 

2894€0-S' 
R.~-------

BE IT FT.JR'L-rE:K RESOLVED, that the Cirv Clerk is in.su-Jc-::ed to arid the above-listed 

guidelines to the Land Development ManuaL 

BE IT F'u'RTHE..';(. RESOLVED, that these e:uidelines shall ta..lce effect on the date the 

Land Deve!opmem Code adopted by OrCina..'lce No. 0- 18 4 51 

CASEY GwTh"N, Citv Actornev 
• • # 

A.PPROV t:D: 

! ' ( 

By __ ./,...::"-::.... t::...'"...::'t!:..::.<....:("'".(...::.:...:::........ __..::L.;::.i. ....;,_. -;;:..· ..;:::~...;;-...::·"-· -----

Pre scilla Dugard 
Deputy City Attorney 

PD:lc 
I0/14/97 
l 0/3 l/97REV. 1 
Or.Depc:Dev .S vcs. 
::Z-98-290 
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CR·98·29I)(COR.COPY) 

RESOLtiTION l'lu1vfBER R-_2_' _8_9_4_6-_1 __ 
Nf1 '../ 1 r' .. A ... -.A.DOPTED ON __ ·_<.;_•_-_o.....-~::_:.._·1 __ 

.j,. RESOLUTION At.riEORf7tN'G l'r;~ CITY ;M.~NAGER TO 
SlJBi\-UT TI-:E CITY' OF S.:!l-i DIEGO'S LOCAL COASTAL 
PROGR.-\J.vi P-...i.v1E,fD~!ENTS TO 11--::E C.U.IFORl'\fl.A. 
CO.AstP..L CO~&ITSSION. 

!lE C r: 0... '&7, W'"'rlERE.~. on ___ v ____ the Council of The City of San. Diego adopted. the Land 

Deve!ooment Code ofThe Cirv of San Die!lo oursuant to Ordinance No. 0- 18 4 51 . - - .. 

and 

W"HEREAS, the California Coas-...al Ac: (Public Resocrces Code section 30000 e: seq.) 

re~uires Coas..ai Commission certiilc~rion of z.crlli"'lst ordina'!c::s, ZOI'..in£ :na:os, and in se:J.Sitive .. - - -
coas:al ar~. other impleme:uing actions to implement the approved Iocti coastal plan; and 

W."i:ERE..A.S, Ta.e City of San. Diego local ccastal pro~ land use plan corJ.Sists of 

several land use plans previously ce:rified. by ilie California Ccas.a! Commission as toc:ll coas-L2.l 

pia,.'1. segmentS for T'a.e Cir.y of San Diego; and 

\\'1-...t:.RE..~S, th.e::e have bee:L a .o.umbe::- of amemiments to the Ciry' s local coas-141. program 

since its inceocioo.; and 

'-;1/HE..~J...S. th.e Land Oeve!opmenr Code replaces all zoning orciinanc::s in the San 

Die:zo Mllllicinal Code oreviouslv cerriiied. bv the California Coastal Commission to imoie:::nent 
- • • • # • 

the locai coa.s;:al oromam. -with. the exc~tion of the orovisicns of C~te: X. A.rtide 3, re!arinsz to - ._,. . . . ... -
dle re:zu.iation of P!a.I!!led. DismC"'.S in d:e Ck'r; and - . . 
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\v~:EREAS, the City desires to d2rift what regulations are certiii.ed as implementing its 

• 
local coas~al prog:ram under the Coas-..al Act; NOW, r.:..:r:E...~ORE, 

BE IT RESOL v i::.D, by the Council ofThe City of San Diego, that th.e City Manager is 

cF:·e-::e~ ~o submit me Land Develo-or:i:!ent Code as ao-oraved bv Cirv Councl to ilie Coa.s-..a! - .. ... ... .. .. 

Corn..rrJssion for certification ofrhe follavving pro·visions consistem with the Coa.s-..al. Act: 

Chapter ll, tided ""Land Developrne!lt Procedu.:.-es" 

Chaoter 12, A.rdcie 3, titled '~Zoning:" - -
Chapter 12, Article 6, titled "Development Permits" 

Chapte: 12, A . .rticle 7, titled '"Previously Confowing Premises and Uses" . . 

.-:.,a te .. l"' .~,,..,.;c: .... l ri,.feti "B"'"e 7ones,.., L ..... 9 .. J, .. .....,:. ... ~-. ' -L.f. - ~ -

,...., t ... A • ' ? " . . . • . l • ,.,.- 1 C). • ~ Q I - '" \..napt:er u, . !.l"W.C!e -· lJlv1Si.Cn 1, ~mea ....:e:;.e:c. ::\.U!es .or ver .. ay Lones 

• Chapter 13, Article 2, Division 2, tided ''.AJ..rpon: Approach Overlay Zone" 

Chapte:: 13, .A..rticle 2, Division 4, tirled "Coa.sral. Oveday Zone'' 

Chapter 13, .A..r,ide 2, Division 6, tided "Se:J..Sitive Coast3.l Overlay Zone"' 

Chapter i3, Artic!e 2, Division 7, titled '•Mobilehome Par.{ Overiay Zone" 

Chapter 13, P...rtide 2, Division 8, titled <4Par£ing Impact Overlay Zone,.. 

Cb.apcer 13, :\rtide 2., Division 9, tided ••Residential Tandem PJ.f.cing Overlay Zone'' 

C' 1"' ·' _.; I - D. . . I 0 . . . ··- . f"'\.. la z ,.. ::.apter .:;, h.i.~.!C.e ..:.. tV1s1on . , aneu- LraDSlt • .i.rea uier y one 

Chapter 13, .'\rOde :Z, Division 11, titled. ~urban Viiiage Overiay Zone'"' 

C1apcer 13, .J...rtic!e 2. Division 14, titled. "Communirot Plan. bpie::z::.e::cation Ove:iay 

z~ne·· 

• . 
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•. 

Chapter 14, Article l, titled "'Separate!y Regulated Use Regulations" 

Chaoter 14, A.rdcle 2, titled. "Ge:::1erai Deve!oome:::lt Rezclations" . . -
Chanter 14 . .A .... ""tide 3, titled ... SuooiemenU!l Develcument Re2Ularicns" . . -.... ... -
BE IT Ft.JR1':--:.ER R.ESOL 'lED, ti::.at \he Ciry Manager is direc~ed. to submit to the 

C~lifor.ia Coasl-21 Commission. for certification concu:rre:a.t ·w;th the Land Development Code 

(Or:imance No. 0- 18 4 S 8 [0-98-28}) for rezones of single family areas to d.is-.inguish 

t::rba.~zed are:a.s from. pla.oned. and future urbanizing areas. 

BE IT Fti'R Tr...ER RES 0 L VED, that the City Manage:-· is directed. to submit to tile 

Ca.li.:or.ia Coas-1.21 Cor:nmission for ce:tiiicarion. concurrent with the Land Development Code the 

Eis-::orical Guide!ines, Coas..al Bluffs and Beaches Guidelines, Steep t-=11Iside Guidelines~ 

Biology Guidelines, and. Landscape Stand.a.rcis adopted and reYised pursua:c.t to Resolution No. R-

Zsc ..,r .. O 
-..J ~v [R-98-290]. 

BE iT FliRTrlE..'<. RESOLVED, that the cenified provisions of the Land Development 

Code shall reolace ail oreviouslY cer-~iied zoniJ.~ ordinances imole::nenting: the Cin·'s toc:J . ... . - . ... - .. 

coas1:al plan •;v-ith tile exception of the regulations contained. in Cbapte: X,. Artide 3, ofdle San 

Diego Mu~.J..icipal Code, previously submitted and cer.:ifi.ed by tb.e Coas...al Commission. 

.A..PPROVED: CASEY GWINN', City Attorney 

By ·~LJGI~I:t) .Lw 
Presciila Dugard U 
Depur:v Cit'/ Attorney 

PD :lc:cd...lc 
i0/10/97 
i0/24-/97COR.COPY 
Or.Dept:: DeY .S vcs. 
x-?s-:91 
Form=r&:.b 
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(0-98-28) 

1.8.446 (NEW SERIES) 

.A.DOPit.D ON DEC 0 2.1997 

.A.l'l. ORDINA:.~CE .A..;.vfE1'.iTIING Rl-40000, Rl-20000, Rl-150001 
Rl-10000, Rl-8000, Rl-6000, andRl-5000 OFlliE SAN 
Di'i=GO !YftJ1'l1C1P.A..L CODE AS .A..PPLIED IN A.R.E..A..S 
DESIGNP.T.iD "liR.BA.!.'f"lZED" BY TiiE PROGRESS GUIDE 
A.i'-41) GE>i.tR.A..l. PLA.i~ BY R.....9'11)1vffiE...~G Tr:E ZOl'l""ES TO 
11--::E "NEW SINGLE uNIT RESIDENll.AJ.. ZON.cS RS-1-l, RS-
1-2, RS-l-3, R.S-1-4, R.S-l-5, R.S-1-6, Al.'l1J RS-1-7 P..ND 
P.....~.vfENDIN"G Rl-40000, Rl-2000.0, Rl-15000, Rl-10000, Rl-
8000,Rl-~OOO, .A...i.'ID Rl-5000 .OF T.t":E SA!.'\fDIEGO 
iYfu1-11CIP.:l..L CODE AS APPLIED IN ARE.~ DESIGNATED 
44PLAL'41-I"'ED (}RB.A}-!1ZING" A.ND "B.J'TtJRE "(JR.B..A.NIZING" 
BY THE PROGRESS GtJ1DE A!'-iTI GENE..'lli PLAN BY 
R-l=".NlJ1vfBE...IliNG TdE ZON.t:.S TO Tr::E N.c W SINGLE tiNTI 
RESIDB'fTL.i.L.ZO~fES RS-1-8, R.S-l-9, R.S-1-10, RS-1-! l;·RS-
1-12, R.S-1-13, A:."'-i""D RS-1-14 .-\LL RELATING TO ZONTI .. .fG. 

I 

I 

BE IT ORDAINt.D, by the Cotincil of The City~ of San Diego, ti:Lat the San Diego 

t..:. .. . 

Munidoal Code and t!-J.e Land Develoument Code are herebv amended as follows:· . . " 

Section l. Taat property in the portion of me Cicy sho?ffi as '''Urvanized" on Dra•Ning 

~o. B-408 1<: file in the ~ffice of. !he City Cler.k as Docu.mem No. 0~- 18446 (a 

copy of ·.;:.;bic!l is arr.ached he:eto as Exhibit A), be and the same is hereby zoned to new single 

ur~t residential zones as follows: 

Old Zone New Zgne 

Rl-40000 RS-1-1 

RS-I-2 

.Rl-15000 RS-1-3 EXHIBIT NO. 2 
R!-!0000 RS-14 

APPUCATtON NO. 
SAN DIEGO 
LCPA 1-988 
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Rl-8000 . RS-1-5 

Rl-6000 RS-I-6 • Rl-5000 R.S-1-7 

. . 
Se~tion 2. Tnat urocerrr in ±.e oorrioc:of tb.e Ciw shown. as "Planned Urban:izma and. - .. . . .. = ;' 

?urure Z..'rbani.zing" on Drav,ing No. B-4081, on file in. the office of the City Cle::± as Dccumem 

No. 00-__ 1_8_4_4_6 _ _, (a copy of which. is aiiaCh.~ hereto as Exbloit A) be and. the same is 

b.e::eby zoned. to new s:ing!e unit residential zones as follows: 

Old Zone N"ew Zone 

Rl-40000 RS-1-8 

Rl-20000 RS.:.l-9 
.... -·- .. 

Rl-15000 R.S-l-10 

Rl-10000 R.S-t-11 
... • Rl-8000 R.S-l-12 

Rl-6000 RS-l-!3 

Rl-5000 R.S-!-14-

Section 3. City departments are in.structed not to issue any pe.i:mit for de·ve!opment that is 

inconsisrent with this ordinance unless application for such pe:mit was submitted and deemed 

compie::e by me Ciry Mana~e:: prior ~o dle d.a!e this ordinance becomes effective. 

Section ·4. T.uis ordinance sb.all. n.ot take effect until unconditionally ce:.-tiiied by the 

Coastal Commission as an amend!ne::t to the San Die2:o Local Coas"'L2.! Proe:ram and, if so - -
ce:ti.fied. shall ::ake e"Eec: on me eEec:ive date of the Land Development Code adopted by 

• -PAGE 2 OF 3-
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1.8451 Ordi...""J.ance No: 0------

:~..P~x0\1 .tlJ: C.:.l.~SEY GwTh""N, City Au:orney 

By 

f\ ') ,. ( Ar!Tt· !J ----...._ 
I U I y· -:{[_/ ["' \ 

; / ! I ·\ t " jf fYI/':i?fi I' ::\,{J\,\,\l.Lyo/\ A;'· I .,\/1/Y I/ •. '. -..~-

-- .. 1 ...II . • r:-esc:l a ~gara 
Deputy City Arrom.ey 

PD::::dl-c 
09/10/97 
Or.Dept:Dev.Svcs. 
0-98-23 
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) L~.fl+\.1 CO'MMU"NJTY A.i'ID ECONOMIC DEVELOPMENT DEP.ut"IM:EN"r 

~! ~PROPOSED REZONING 
Planning Areas 
March 1993 

' i. Sa!t:ca ?an< 
2. Sar.io L::c;an 
v. C~ei ~.icur:tair. ;:;ar.c.'": 
.: Car.::ei '/ailey 
•• Centre c::-1 
:. c:airarr.cr.t Mesa 
, . =::ast :!!ictt 
3. F2irtar.i<s Mar.c:-t C:untr'f 
s. Greater Gcicen :-:iii 

Greate·r Ncr-u'l ?1n< 
i<ear.:y Mesa 

:a. 
... 
-~ ...... La ..:ella I La. .lelia S.'lcres 

t..:r.ca VIsta 
... ~J.. l..:s ?9r.asc;uftcs C.u;ycn 

. ;,~eserve 
1s. Mic-C:ty 
~e. Micwayt?aC:!ic Hic;nway 

C.:rriCcr 
17. Miramar Rar.c."'l Ncr-~'l 
18. Mira Mesa 

.. lS:. Mfs:s;cn Say P-ane 
zo. Mission Seac~ 

""21 . .'..-tission 7raiis .=.ec;ic:nal 
Z2. Missicn Valley 
z:z. !llavajo 
Z~. Nor-.n C:ty ?•.Jtere 

IJr::ar.i:!:!r.g Area 
z.:. Cc:aan :eac:: 
::::. Cld San Cie<;:l 
17. ~toy Mesa 
ozg. C:oy .'.Aesal Nes-;:r 
29. ·?l.c:Ic Seac:: 
~0. ?er.ir:sUia 
~i • . =:ar.c::c 3ernarc:: 
::lZ •• :;ar,c::o ?eiiasc;uitcs 
:l:l. Sabre S9rinc;~. 
~-£. San Oie~uito ?.iver 5osin 
:JS. San Pascual '!ailey 
::e. San Ysicrc 
..: .. 

.. -'· ..:z. 
" .~ ...... 

.u.. 
-'S. 
46. 
47. 
48. 
49. 

Sc:O:~os .VIira~ar Far.c:-1 
Serra Mesa 
Si<'nir.ei?arac!se Hiils 
Sc~ento Hills 
Soutneas! S.a.n Oie~o 
C~1tece Area 
7 cc::i~te Canyon .;,111< ._ 
iia .;uana Miver '/aJiey ·, · 
iierrasanta 
Torrey F!nes 
Univer:sity 
Uctown 
'lia Ce L.1 Valle · "?31lc: ?'ar.s 

CP.CIN;.NC~ NC. ----------

::::;:. O.:..T; CAC. ----------

!'JNING SU8J • - ... ..... 

CA7: .:CNING --------

Rezonina Sincle Unit - ... .• 

.=iE·Juer. Residential Pra!Jerty 

?t_..!.N. C=:MM. 
~S:·::JMMENOA i"iCN Approve 

C!Tf C:UNC:L 
..=.C"i'ICN· 

VlCtNITY MAP 

CASE N 0- 1151 

8-4081 

" jJ 

, . 

.'Jt..:.? .'I;.ME !.1 ,'10. --------------------------------1------------------

}~ -· t•• I .... ' 
r~~ 

• 

• 

• 

• 
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(0-98-27)(COR. COP!') 
(REEV 1 )(RE;~; . '?)Q; : ... v ' . . • I._!\ ....•... ) 

ORDINA.!.'iCE i>lutvfBE..-:z 0-___ 1_· 8_'-_-:__S_l_ (N.t. W SE-ru:ES) 

A.DOP l!::D ON __ DE_C_0_9_L_::9_7 __ 

.A..!."f ORDrN'A'\fCE .A.!'vfEl\ITIING Til.t. SP...N DIEGO iYfUNICIP AL 
CODE BY Rt~E.:.l.LING: CEA ... PTER IL .A..RTICLE 6, DMSION 
2 Tm.ED '-'B:ISTORIC.A..L Sllr. BOARD"; CH..A.PTE..-:z V, 
P. .... ZTICLE 4, DfVISION l, SECTION 54.0120 ll1~ED 
"EXCAVATIONS -PE.1t.viTTREQtJ1RED"; S13B-SECTIONS: 
54.0120.11l!LED "'PROC:EDtJRE ON APPLICATION FOR 
PE...~\11T"; 54.0120.2 TITLED ""PAThfEtff OF Fr..:::.S"'; 54.0120.3 
TinED "'INV t.STIGATION AL~TI RECO~t:MEN"DATION"'; 
54.0120.4 TITLED "'CONSIDER.!_TION BY'TI-':E CITY 
~L~\iAGER"'~ 54.0I20J u!LED "'BO'N"D P..J.'\i"D CERTIFICATE 
OF INST.JR.A..J.'\fCE"; 54.0120.6 TITI.ED "PRE"VEN uNG 
COU.~SE OF SIDES OF EXCAVATIOC.i'"~ 54.0120.7 TITLED 
'~011-l-t:..R. CO'NTIITIONS REQUIRED OF.APPUCA.NTS"; 
5.t.0120.8 dl.J..ED "REVOCATION OF SUSPENSION OF 
PER:.\1IT'; 54.0120.9 ~u.LED "E'CPIR:A..TION OF 
PER:.\ilTS-iSSUAi'iCE OF S1JPPLE\tfENTP.L PER.vfiTS"; A"'D 
54.0120.10 TITI.ED .. PERMITDOESNOTEXCUSE 
COMPL.IA.:.'iCE WITH OTH..t:.R LAWS"; "CFMTER IX,· . 
ARTICLE 1 TITLED "Bull..DING CODE"; CH.A..PTER IX, 
A ... ZTICLE 2 TITLED ~ELECTRICAL CODE"; CH..A..PTE..~IX, 
.:i....'R.TICLE 3 TITLED ~PL \.IMBING .A..!."\ID i\t!EC~'\fiCA.L 
CODE"· C .. ,. .:1 P-n:":> v .1 R-cL- · -r-:"":"T '::'1"'\ ........ ONr:"\.rG ZONE , .c. - • r.;;:-.. "..._., . - ll 1:. l 111 J....CJ.J L . di'l ·-

PL.~'\f'; CR~TER ~ A.~11CLE 2 TITLED "'SlJBDMS!ONS"; 
CHA.PTE...-=<.. X, A..R.TICLE 4 TITlED "SPECL:.U. SIGN 
DISTRlCfS"'; CHA.Pi.c...~~ ARTICLE 5 TITLED 
'"DEVELOPY!Bff AGRE:Svt:E:NTS"; C-!AP'I.i::.RXI IilLED 
'"LA.t.'fD DEV!:LOP~IENT'; AND ADDING: N"'EW C.d...:\.PTER 
ll u1LED "''LA!~TI DEVELOPMENT PROCEDtJRES"'; 
CH.A..PTER 12 TITLED '"LA~~'D DEVELOPME•n R.EVTI=~~/S~; 
CH..A..PTER L3 TITLED "ZONt.S"'; .A.J..'iD CHAP U::.R 14 TITLED 
··GerERA.L REGu1.ATIONS", All R..C:L.:i.TING TO LA..!.'-11) 
DEVELOP.MBfT . 
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content of the S~"l Diego 'Nfunicipal Code relating to land development; and 

W"F...t:.REAS, the goals of the code update project were (1) to simpiifJ the land 

de·:e~opw.em :egciations; (2) to m~ke the land de,le!cpme:::tt regulations more ocjecrive; (3) :o • 
:;::ake the code :rtare ada"'table; (4) 'm ei1,..,in::::te red.mci..ancies anc COJ:Lt:ariictior!S in ili.e lanci 

developme!lt regulations; (5) to standardize th.e land developme!lt regnlarion fr-~e·.vor:.C; and 

( 6) :o inc:-ease predic!abiliry in the applic:;.rion of land d.eve!opme!lt reg1J.lations; and 

\v1-:::EREAS, the City Council direc~ed that th.e process to develop the proposed Land 

Developrn.e:lt Code ·be as broad and open to cornprehe::JSive public participarion. as possible; and 

1iY1--...t:.REAS, the !:lrooosed Land DeYe!oume:lt Code is basd liCOn a com:orehe:l.Sive . . .... - ... 

review of the Ciry' s current ge!leral and comm.unicy piaos and Strengr.he!lS the i:mple:me:ltation of 

ge::e:::.l ar:d corr..munirr! plan policies while Striving for cit:rwicie cons~ency in l2.!ld u.se. 

:-eg,..:iatior:s, with !he exception of regulations in Chapte:- X. .A.r.ic!e 3, re!aring to pianne~ 

.. . ' C.Is-.r:c:s; anc. • w~RE.~S, the Ciry has held more than 230 public for..n:ns for discussion and input by 

u."J.e puoiic on t..1.e proposed revisioi"...s; and 

w:-r~~.:.1..S, the proposed. revisions have b~::1. reviewed and recommendations made by 

both the P!armi.11g Commission and the Land Use and Housing Committee of the City Council; 

ana 

iA;""F-;:'R.EAS. the Drocosed. L.:nd Deveioome:lt Code ac::omoiishes the ~oals se:: for the . ~ .. . . -
:Jrciec: bv ~li."llinatimz inconsistencies. duoiicate reauL.--eme:u:s and coniliQi contained in the 
• ~ tl! - • .. • 

[cc::.re oy COL~ Cty s-..aff md the pubiic, \.hus :educing con..fUsion and toSi: time in ±.e :eview 
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. . 
proc~ss; NO\V, T.EEREFORE, 

• BE IT ORDP. . .I0l"ED, by the Council ofT.o.e Cir:y of San Diego as follows: 

Section 1. T.uat Chapte: II, .A..rcicle 6 of the San Diego Ml.!l:!icipal Code is ame::1ded by 

:e::e~in2: Division 2 ti:t!ed. "E~o:Ccai. Site Board." . -

Sec ::ion 2. That Chapte: V, .A..r.ic!e 4, Divisfcn 1 of the San Diego Munic:pal Code is 

. . - 0 1 .... 0 . I • ··- . P . R . .,. ' b m:enced b:' re;:e-=hr.g Sec:ron ::>4. ..!. t:J.w.ec. ··t.xcavanons- _ erm.It. eqUL.-ec. , ana y 

re;:esiing ±e foiloVii.n.g Suo-Sections: 

54.0120.1 titled. "'P:oc~ciure on Application for Pe!!Il.it" 

5..!..0120.2 ti-ded "Payment ofF ees" 

5..!.0120 . .3 titled "Investigation and Recomme'!ldation" 

54.0120A 

5:.!..0120.5 titled. "'Bond and Ce:-J.ficate oflnsur.:.nce" 

•• 54.0120.6 titled "Preve:lting Collapse of Sides ofExcavation" 

54.0120.7 titled "'Other Conditions Required of Applicants" 

54.0120.8 ti:ded <•Revocation of Suspe::LSion ofPe:mit" 

54.0120.9 titled. .. Expiration of ?e:;:rr.its- I.ssu..mce of Supplemencl Permits"' 

54.0120.10 tided. '~Permit Does Noc Excuse Compliance With Other Laws"' 

Section 3. Thar Chapter v1, Article 2~ ?f the San Diego Municipal Code is amended by 

re;:e:tiing Division 4 tided ··Grading"' and Division 8 titled. .. Street Closings."' 

Sec::ion 4. That Chanter IX of !he San Die~~!O Mu:nici<Jal Code is amended. bv reoe:liin~ . - . . . .. -
;!. ric;e 1 :-irled "'qu;l·.;l·na (..,...;,.."' A ~ic1 e? ~ide..; '"~~e.,....,..j--l ("c. .... " .,,.,d A ,.,.;C:"' ": M:riec' 

e -'-- ... .. -- - - • ~ = -v\..1. .... f.-- .. - -'-· - -· .......... .~.~ ....., - 1 ~~ .. ....., .... ·-..... ..... -

·"?!u.:."!loing and 1£ec~a!!id Code .... 
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-···-···-·---------------------------------

Section 5. That Chapte: X of the Sa.l'l Diego Municipal Code is amended by ~pealing 

.~icle 1 titled "Zonmg- Zone Plan'', P...~.Licle 2 titled "'Subdivisions~, P...;.-tide 4 titled .. Special 

Sign DiSU:c:s", and .A-~.~cle 5 titled .. Development Ag:reemenrs." 

Sec:ion 6. Tnat the San Diego Zvfun.icipal Code is amended by repe!.ling Chapte: XI titie:i 

Section7. T.n.at ilie San Diego Municipal Code is amended by adding Chapte:- ll titled 

'<L.a:."'lci Deveioume:u: Procedures", Cbaote: 12 titled "'Land Deyelooment Revie'ills'~, CJ.aute: 13 . - . .. 

titled "Zones", and Chapte: 14 titled "Gen~ Regulations,.., an:aci!.ed he~o as Ex.b.J.cit A. and 

incorporated in this ordinance as t.ftough :fully se~ fonh.. 

Section 8. Tn..at Citv de-oaro:u.eo.ts are instructed not to issue a.11v oe:mit for develoome::lt 
~ . ~ . .. 

:hat is inconsi~e!lt v.ith this ordinance unless application for sucb. pe::n.it was submitted. and 

.:ee=ed c::r.::oie~e bv u.ie Citv r,.-fanage: crior to me date· this ordi:oance becomes effective. 
... # ;# - • 

Sec:ion 9. Tn.is ordirt..ance snail ta.!.::e effect and be in force on May 1, 1998 or en the date 

u1e Coas~al Commission uncor.ditior::.aily ce:-J.fies th.e provisions subjec~ to Coas-..al 

Cor!'...:.uission juri..sdicrioo. as a locai coas..al ;Jrogram arne!lcime:u:, whichever is later. 

;l. oooov-=D· c \ s-:=v G"':":J"T".:}r c;,..., A ..... crne•r ,. ...... ,:. ,.-...... .:..... • .-.. .._.. yy J.1~1"1,. --"'~ ... &.&. ;. , 

By 
Prescilla Dugard t./ 
Deputy City Artomey 

?D:cdk 
i 0107!97 
l 0/23/97COR.COPY 
1 0/3 l/97 REV. ! 
i Ul Oi91 REV. 2 
t t/21/97 ~.EV. 3 
Or.De-;:t:Dev.Svcs. 
0-93-2.7 
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P.assed and adopted by r..i.e ~uncil of~ne Cicy of San Dtego on 
by t..'le follov.ing vote: 

-----:.· '.:(.~.O,.,.:..li.~ •• JW....U.. .... -············-··-····· 

Councl Me.::::tbe..~ yi Nays 

:lar:y Mac..:.US 0 
Byron Vfeu 0 d 

* Clt..scinc: ~~hoe I , n 
~ .. ;,-· G-::orge Ste<ten:.s 

~ 
t_j 

:Sa..r:ara "',.Yarcie!l n '--' 

Not P':'e:se.."lC Ineligible 

0 n ..__ 

0 .o 
n r: ,_, t-J 
:'I n u 
0 n ..__. 

*~h.ie:-ie Scallings u n I' ---_; 
0 judy Mc<:a.rt:-t !vi 

:'< Juan Varg-...s ~ I i 

~(aycr sCsa.n Goiding ~ 0 

r [J L...l 

I I LJ 
n n 
I I n 

SUSAI.'i GOLDING 
Mayor ofT.ne City of SanDi~, Cilifor.Ua. 

(Sd) 

I :t-:E::<.E.3Y C:F3:.:.!i '{that c.'1.e f'oregoing ordin::~.nce ·,..,-...s not finally passed. undi :weive caie:16r days 
had e!apse:i b-::t:Wee!l. t.'le ciay of its imrcduc::icn and. the day of its final passage, to wit, on 

,!.nt; j 1.' ·"'"'07 llt.,..'"' 0 c.,..., __ 
L~-:.V ·~ - C ['- . 1.,1 v v !:;· / ......................... ·----·----=----·--·· .. ----·--·-·, ana on ... ____________ :_ ___________________ . 

I F""l:"'RT:::E::t G:..'ZJ.!..t'·t" \.i.:.;.ac the re::t.dinq- of s::.id orciinance E."l full was disce:-..sed. wic.i. bv a 70te of nor. 
~ . ' 

!ess chan a :najoriC'f of dle me:noe=-:s e!e::~ed to ±e Council. ana til.at u.~e.re w-..s a\-ailabie for ::he con-
sid.e:-ation of ac..i. me:n.be:- of the Cou."ld and. t..'le pubiic ?rior to che day oi ics passage a writ:::.."l or pt:nced. 
CO!?Y of said ord~anc:.. 

(Sc:ai) 

This infcrmaticn is 4'4J1ac!e in 0/ter..aa've 
lc.*'mat.s upon tequest .. 

Office oi :...'le C.q Ce..rk. Sm ;)iep. C::.iifoc-::.!3. 

OrcirrJ.nc:()- 18 .1 51 ,..,,... .... -... 
Number .......... __ ........... _ .. : .... ____ .J..c!o!'tc:d ____ Y._!::_.G__Q_.Q_~;.;;:?i.._ ... . 



5f.lu. !/o~n e . .9lug~ct 
7S!20 ._tl(ilfsidc flAiue 

J:.o. !J,fla, Co.li/at1tia 9!lOJT 
AUGUST 7.1998 

~ 
AUG 1 0 -:9S8 :E?~T: DIRECTOR. CALIFORNIA 

CCAS7A1 COMM!SS:ON. 
CAUFORNIA 

COASTAl COMMISSION 
SAN DieGO COAST OISiRICl 

DEAR DE30RAH:-

: ·~I~!'I'E '!'0 YOU, 3ECAUSE ! Ai'l\, AS ARE MANY, GREATLY ALARMED BY TH:E 

P::~m!i'iG ZONING CODE uPDATE 0? THE.CITY 0? SAN DIEGO. !'r IS ACTUALLY 

A TCTALLY NEW CODE • 

.:;:r !XP:tESSES W.E CITY'S EAGERNESS ?OR EXPANSION AND ACCOMMODATION OF 

':f£)1 JEYELOPMENT OR REDEVELOPMENT, UNFORTUNATELY AT THE EX-"CSNSE OF 

GOCD PAST PLANNING, AND WITKOUT THE NECESSARY INFRASTRUCTURE AND ~JN-

iJ.i:(JG. THIS 'tJOULD cur.1ULAT!'IELY CREATE ALSO A MAJOR ADVERSE U'I.PACT ON 

T:!E COASTAL ZONE • 

. ~.LTH:OUGH THERE ARE i'<to\NY OTHERS, I SUrtilVIARISE ONLY A FE!rl EXAMPLES 3ELC1ti 

?OR YOUR CONSIDERATION, CONCERNING Tr~ LOCAL COASTAL PROGRAMS. 

. -. _?ROGEDURE 

"!'HERE IS A LACK OF PUBLIC NOTICE, O':'.!SR THAN TO iJJ::VELOP!\'IENT 

INTERESTS. P!U'fATE PRO.?ERT'! RIGHTS ARE ONLY EQUATED iii TH DEVELOP-

MENT RIGHTS 

A"l' A LTC LANDUSE MEETING LAST WEEK, IT WAS REVEALED, THAT NOT E'fEN 

COASTAL ST.~FF HAD RECEIVED NOTICE THAT A NEW DRAFT OE .THE NE'il CODE 

HAD COME OUT DEC.97. THE i"JF,'/ CODE IS SE'IERAL INCHES THICK, A.ND 

HZARINGS WERE A!.READY SCEDULGD. 

2. CCNTENTS 

A'l' '::HIS LANDUSE ~lEET!NG, ONLY ONE MEMBER HAD OBTAINED THE NE'111 

DRAFT CODE. 'liE WERE ADVISED, THAT THE LANGUAGE IS VOLUMINOUS, 'fJ\GIJE 

AND OPEN TO MANY INTERPRETATIONS. SINCE IT !S THE INTENT OP THE 

CITY TO BE "BUSINESS FR!ENDLr , THE FORSEEABLE RESULT WILL BE 

A FLOOD OF DEYELOPMENT OR REDEVELO.PMENT. ".iiTH DISREGARD FOR ESTAB: ..:. 

:~SnEO VALUES, AMENI!IES AND ENVIRONMENTAL QUALIT!, WHICH WERE 

GArtEFULL1 CONSIDERED IN THE GENERAL P!.AN, COMMUNITY PLANS AND liiORE 

S?~CIFICALLY IN LOCAL COASTAL ?LANS, ~HICH THE PROPOSED CODE WOULD 

NOT IJ1PLEMENT. BECAUSE I LI'TE IN LA JOLLA, I AM PART!Q.ULARLY 

CCNCERNED ABOUT THE !.A JOLLA LCP AND ITS IMPLEMENTING ORDINANCES. 

!!:EY INCLUDE 

A3ANDONEO. 

·!'r:E 1-rR ?.EQU!?..EMENTS SLIDING SCALE WHICH IS TO SE 

EXHIBIT NO. 3 
APPLICAT10N NO. 

SAN DIEGO 
LCPA 1-988 

• 

• 



• 

• 

• 

• 

5lu. John. e. .Jlughu 
7S20 .J[;{f.s;J( f!J,iue 

.La Jolla, Cali/atn.ia 9!:010 

) . ENFORCEMENT 

'• ...... 

!HE CITY ~~ NOT ENFORCED THE CU~~NT CE~TIFIED LCP ORDINANCE 

REQIJIREMEN'l'S, IN TJ-::E ~en A.?!'£..\1Ai3LE AREA. ( SOME CASES iiERE BROUGHT 

TO YOUR ATTENTION) IT APPEARS, THE NEW CODE IS DESIGNED TO 

CODIFY THESE DISCP~P&~CIES. 

CUM1JLAT:!:7E EFP'ECTS 

LOCAL COASTAL ?SOGR.JlJ"'S, AND. THEIR !MP!ZMENT!NG ORDINANCES, ARE 

?!tOPOSED TO BE SUBSTANTIALL:C DIMINISHED, OR REMOVED. ~:{!S 'tJOULD 

AFFECT HEIGHT LIMIT, 3LUFF SETBACKS, SCENIC fiiT~SIDES,HAZARD 

AREAS, lf!3W CORRIDORS, AND OPEN S?ACES • 

IT 3ECOMES CLEAR TF...AT OCEAN AND HILLSIDE 'TIEWS \'I'ILL BE WALLED 

OFF, SCENIC HILLSIDES CONCRETED. BEACHES OVERCROWDED AND POLUTED, 

THE RELIEF AND ENJOYMENT OF VEGETATED SCENERY liiLL Vru~ISH FOR 

RESIDENT AND TOURIST ALIKE. 

5· TOURISM 

A?PROVAL OF MD~TIMILLION DOLLAR STRUCTURES, PARTLY TO BE FUNDED 

'•'liTH TOURIST TAX DOLLARS, GENERAT!D 3Y YET TO BE .3UII.T HOTElS, 

IS BEING PROittOTED. WHAT !? 'l'HEP.E IS A RECESSION, DROUGHT, OR 

OTHER ADVERSITY, HOTElS ARE NOT 3UILT. OR DO NOT GENERATE THE 

ANTICIPATED REVENUE, IF TOURISTS CO NOT COME IN ADEQUATE Nu"'MBERS? 

THE 40 000 SEAT PADP£ STADIUM, CIT~ COUNCIL APPROVED. IS TO PRO-

'IIDE ONLY }000 PARKING SPACES. I? SUCCESFUL. WHAT KIND OF CON:.. 

GESTION ~'iiLL THAT CAUSE FOR DOWNTCWN SAN DIEGO 7 HOW WILL THIS 

A.FFECT COASTAL RELATED ACTIVITIES ? THE COASTAL ZONE ? 

T.HE IRONY IS, WHILE !'liE CITY ·,;ANTS AND NEEDS T.HE TOURIST TAX 

DOLLAR, IT IS PROPOSING TO REMOVE 1HE VERY LCP RESTRICTIONS WHICK 
MAINTAINED THE AMENITIES TO LORE IT. IS THE ASSUMPTION THAT 

BALLPARKS AND ffOTEI.S CAN TAKE THEIR PLACE? 

iiiTH THE MASSIVE BUILDOUT INLAND A.t.'fD ALREADY MAJOR TRAFFIC CON

GESTION EVERY 'IIHERE, IT IS IN 'r.HE CITY'S AND EVERY ONES LONG 

RANGE INTEREST, TO PROTECT THE SCENIC. lfiSUAL AMENITIES Al.'lD 

ENVIR.ONrii.ENTAL QUALITY OF THE COAS~ ZONE 



5tl u. ,f]o/11'( e. .JlUtJires 
;.~'20 J{i[{sidc f!hi11~ 

.la /lollc, Cali/otttia 9~031 
J. 

AS A LA JOL~ RESIDENT OF J8Y3APS. I ASK Th'E COASTAL COMMISSION 

'!'0 !JPXOLD THE PUBLIC RIGli.T TO PARTICIPATE IN P1Ai'lNING, UPHOLD THE 

:A JOLLA LCP AND !TS !M.PT....EME~IT!NG ORDINANCES, AND THE HEIGHT 

LrMIT AND TO ESTAEL!Sn a ?EASONABLE PROCEDURE FOR ENFORCEMENT 
ALSO IN ~E NON AP?~ALABLE AaEAS. 

RSSIDENTS AND 'TISITORS OF' SAN DIEGO WILL BE INDEBTED TO YOU 

I? YOU DO. 

SINCERELY 

ATT! HUGHES 

A I I I 
Ilk- ~~ 

• 

• 

• 



• 

• 

• 

SlERRA CLUB, SAN DIEGO CHAPTER 
San Diego and lmpe_"ial Counties 

· 3820 Ray S!:reet 
San Diego. CA. 92!04-3623 

ClJiii:l"n.i3. Ccast:al Cocn:mi.:lsim 
3 t 1 l C.mlino De.!. Rio Nenh.. Suire 200 
~ Di~ CA. 921 08-172S 
A~ !3,W98 v 
ATTN: .l)eb::nb Let; ~ucy Dira:ror' 

Sb.sril)n S<.trb. Pistric: Mall3g..:r 

Office(619'1299-17~ 
Co~on(619l299-l741 

fax (619) 299-1742 
Vo!a:: Msil (6l9) 299-1744 

EB~(619l299-40!8 

CALIFORNIA 
COASTAl COMMISSION 

SAN DIEGO COAST OISTR!Ci 

T.n.:mk you on b<:balf of the San Diqo Sieaa Cub :tOr the oppon:rmity-:o .meet with~ Juiy :> 1 ro disc:uss 
autst:llldlng a::s:sQJ issues in regard to the Sao Diegp Za:ting <Adc upd;acc {ZO.i)Jn o:msiderz:icn of the 
Coa::sbl Ad:~ oir:vi~ ($cction30S1J)., plea.sent.Xe tbe failowingls;ue :R:SS ~Vie~ 
tl::tc ZCU does .1)0[ c:ooiir.n wilh..:l«' is it~ !0 ~OUt. :becertiiicd. !:md. Usc Pl211S ~). Tn ~ 
!llot $:l.lie:at c:!:w'3c:eristic of 1he City's Local Coastal ~ (LCP) su.bmiaal appe::rs to be its absolute, 
uapredic::tai:He iie:ubiliey. 

ISSu'E AREAS: 

!. L JHE 'PROJECT" IS TNCOMPLE'!':E. 
A.. City $C!if :tt tbc August IJ Citizen' Aa..isory C~ m~ stan:d that the ZCl1 does .nee 

c:::.Dbli:sh lh<: .l...'md ~C!)tnc:lt Manual (LDM) •. :JQr ~ subnil:cl, tl:ln!silold. :md cdle:' 
~These :clans will~ alter submit!:!! to thcCoasilll Caron~ 

a. :-\ 'Wilri; ~ ro :nod.ify P:Imlned Oi:Rria Otc!iuzw.a:s is l!Chedu.led. to b::gin wirhi:a. 3 months 
am:r c.x!c adcotioo. 

C. While City staif will submit to Co:tSI:l.l :.tUf within two wecla t£C!m.ic::.t ~em to the- ZCU, 
idcatified pojicy issues will. 3CCOt"ding to st:Ut: hbiy be lro!Jght to !he Canmissico hearing fi:lt 
inclusion in the Cpdate. 1Ji"hile IJo'C ~ tht City's dc:si:re to mme ah=d with icic:ttl:ifying 
problem. are:tS widrin the U:X:. ncne baa gme tiirougb. public n::Yiew. Has Coos::d staff cansic!ered. 
how cbaugcs to ~Cod.=, as~ i:D .o-b=-. 19'¥1,. votill be~ by dle~i<lll? 

D. !hcC:Ub .ha.s ~ e:ance:m:s in public 'l'Ctimaay rqmUin3 ~ m.ode TQ tbo lDC during the 
C-cy":s ~Relief~. Clauge:s in grading tbresholds Cld street vacaticm :md 
easement .3bancicmnc:~t ll.cricn:s. \\'iUcn we ~haw me JXQ:ntiallilr ilann tD phy.sia.t and 
~ ~ wee~ by 'the City Couocil in.:Dec::mb:r, J9r;t/, immrdiaidy fuilowiug 
.ul~aa Ol-the LDC. To avoid the Ciy's piecemea.l ~aa.cit, 'Ne urgoe the Caamtissicn to inclu.de 
lhesc 31::tiQD6 in Tis coosideratioo. 

E. We..reanunc:ad tha! an LCP .~ 1IJ t;;,;;1I;T'f oat the c:=tii'icd LUPs sbw1d im::fudc. at a 
mimm.um,. aJl relevant sections oithc}'X'OpOSCdLDC and/cr tb.= cxist&:lg .Municip:.d CQde t&: 
.n::!a= 10 ccastruc:dcn ODd ~op~Jl«tt review.~ :JDd ~ pn:x:cdures; CEQA 
Ciu.idc:lines: standards and ~cas re.l:ldngm Sabcfiv.is:iaas; .MI:Il'A. ~ 1)~ 
E:J,c:ooduncnt; Sll"e=t laid.~ Vaaa:ioa:s; md Code V"1Chl:tiaa .-i.E:n.fOra:meot pnx::ectmes.. 
Wte ~ ::roa::r;Uco of Coasra! III:C!!SS .utd CCllllbrmance wi1h ~ LtiPs dcac:nds 011 

indusiort of.the:se Secricm in tbe LCP. • 

EXHIBIT NO. 4 
APPLICATION NO. 

SAN DfEGO 
LCPA 1-988 

Letter of Comment 

~ia Coastal Commission 



bl':t 4;:b ~':~or 

~ 
f.~~ SIEIUU. CLUB. SAN DIEGO CBA.PT.ER 

!' "'"W· ") San Diego and Tmper.al Couno.es 
· , ~ · j 3820 Ray Street 

\ ~ J San Diego. C.~ 92104-:3623 
~ 

C~l~to~i4 CoastalCcmmi~:ion 
3~21 C~=inodel Rio North. Su:tg 200 
San Oiesc, CA 92~08 
.~Ug-IJSt 13, 1998 

Rug. 13 19S6 ro: 2a>M P2 

Otll= {6191 2..09-1743 
Co~tlcn(619)299-t74! 

Fax.t619l 2.99-1742 
Vou Mml £619) 299-!744 

~~(619}~18 

INFORMAL OUTLINE OF ZCU tSSUES RA!SING !SSU3S OF CON70~~~ 
~~VO ADEQUACY TO C~~RY OUT CEATI~!SD LUPS ~~~ LCP. 

! . DiCOMPLEL3 PROJEC'!'- ..$< -c (,.VIC. co lf...Ht:.<"" ~ r +~~-( { J. ~s.c..I.A.S' S t 0-1. 
A. Land Oev. Code CLCCJ does N07 -~~ablish Land Dev. 

Manual CLOMl, applioa~ion. ~ubmi~tal, and cav. 
tbre~hold proce~ura~. Will come late~, ace. to ata!!. 

B. POO change~ upoomi~C 3 mo. attar ~doption 
C. CitY eta!r policy oorr9otions to Code sla~ad to oom~ 

fo~Rard at CC hearing. 

!!. LDC LACKS SPEC!F!C!TY NEEO!O TO INSURS PR30!C4ABILITY, 
CONSISTENCY O?APPL!CATYON, ANC v~ICIAL REV!~w. ASSOLOTE, 
UNPRSOIC~.~LZ FLEXIBIL!TV WILL LIAD ~C BLIZZAPD OF 
"!NTER?RSTA'TIONS • ,. EXAMPLES : 

A. Code ~e~~i~tment~ changed t: Guideline~. Standa~de 
~auld ~~l~c~ Regulaeions. · 

3. Mand«~Ory l~nguage e!i~inatad ~hol~~ale throughtout 
the LDC, in both the Cede and Guidelines. See Biology 
Guideline~ in toto, and &a an •~a:pte, Sensitive Bio. 
Guidelines 143.01~1 ft. 

C. La~al ter~a of art, 3Uch as "ae~~ack,n have been 
~eplaoed (143.0143(!), !hi~ change would facilitate 
!enc• and wall ccnst~otion in bluff eece setback. 

D. USES: new in -aatesorias;" no~ necesa4:ily specific. 
E.G., FW end fPF zonas are n~w oo•binQd in ~he OF 
Zone, vho~Q u•es do not appear to conforu. Also see OS 
use9 in HR and Sen• Sic. dev~logmont. 

~'. Lao.k ol sp•ai.!ic 'X. limitins deviation md «ltarnative 
coWPli~nce doeo "ot appe4r eo con!crn with LOP 
poliaies and LCP rvquire~ents ior BR~ Historic 
r~•ources, Vi,~al, 4nd Sensitive Bio. policiQs. 

f. SUBSTANTIAL CONFORMANCE: HAJORIH!NOR OSTERKIMATIONS: 
Ne~d to be ecdi!ied. 

G. R~FLACZ SC~~7IC/CONCSPrJAL projec~ review vith 
r•vi•w of ?~elimina~r ~lane. 

• 

• 

• 



• 

• 

• 

~JJGUS7 13, 1998 

on;.y tr.I ~;; ~:r~- 17·1:\ 
Consc:r'laUan (61 S) 2$'?,-.l'f 4 4 

F3."'- (619i 299-l 74.2 
Vo!<:e ~aU !Sl 91 ~ 17 44 

EBBS (Sl '91 299-40 IS 

tO. S~.~~ARD OF ~VIEW:Con!or~4nce ~ith ~xigting LLTs is 
~ot r~st~ioted s~3ply to Baae Zone aa in Steep HS 
Guide .. C.Z~3, p. 45. ~or d=e cu~rqnt LUPs based on 
pol ici~~ oei.ng Sl..li)liilr11'~Ced by"other City -:-~gs.' 
polic~es. and p!ens. Ir.s~e4d. ~here there is 
conflict, the OS ele~ent ar.d thQ LC~ prevail. 
Required contormance vith MH?~, under the ~SA, 
<e.g.,Bio. Guide. 1 4 1 p. 29),ihould not t~mp tbe 
Coaa~al mandate. 

3. SBNSIT'I"'f'E COASTAL RESOURCE 'ISSUES: 

1. WALLS & FENCES: ldte '97 C~de change& do not con~or~ 
~i th LUPs: 
a. ~setbacK" =splaced with Ndistance.n 1A3.01"3(f). 
b. Wells added as permitted us~ in aensiti~E coastal 

bluff area. 1~3.0130(a} t7) 
c. FenCe$ ~auld bE allow~d ~itnin s· bluff ~dae 

3etback. l~3.0t~3(f)(Jl. · 
2. ~~~LIC VI~~ PROTECTION: Co~sta1 3luif Guide., S~e.!! D 

~nd G: 143.0144(e); and 143~0143(j) all ~~quirQ any 
visual corridor to bo nid;mtified'• in the LUP to 
qualify £or "enhancement.n 

C. W3T~ANDS: < T.~S SIERRA CLUS ~holly ~ndor$ea the Audubon 
Soei~~Y letter rega~ding the TJR1l? ~UP, which raises among 
i~sue~, tho~~ ot allow~d u~e$, ~i~igatjon, moni~o~ing, and 
cor:~ot-':'llanc:::/2 vith we~:!.~<i~ and pl!"ia.ary a.g-ri.otlltural land 
y~otections under the Coa.stal Act. 

• SUF!;R DIMENSIONS r~E &OT S~EC!F!BD C143.0tl!1(~); dnd 
dr9 to be r~quired only n~nen ne~essary 4nd 
a.pprt7pr ilt t e. " 

z. LDC would ~sula.tQ "i~p«cta,n not "U§QC, 3 (143.0~A1 Cb> 
and (c) 

3. ALLOWP~LE OE~LOPMENT AR~A: 143.0~41 Cd) and C!) 
~aises conto~mance concerns re future d~velopment. 

4. USES: Pl~ase eheck OF z~ne usee for con!orm4nce 

D. AG~!CVLTURAL ZONBS: Con£orwanQG !goug~ 1. USES: 
C~ntarmance issue, 131.0322 

2. RSDUC~ON L~ NATURAL CS RE~U1rtEMEN7~ 143.0450(c) 
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Sl.il\it~R.Y: ZO'NTNG CODE lJP'DATE ISSUE AlU::AS 
Sit:aa Cub O::a:sod Cormni1:c:: 
August 11. 1m 
~~24,1$98 

l. PROCEDURAL DUE PROCESS 

No ccbiil: ttotice offi:aal Nwembcr 1m r:ta!t of Land ~CJll:rlC!l' Code m<: ~:::d l..u;;! 
DeVelcpm.eat .Mm~.:~ls. N() Cl<mge Summary « szrikcout:tll'lt3erline '<"ee'&ion prc.,.-idcri 

2. B1R ISSUES: No ltlllliy.lis oii:n&rect impsas:; m> e\~ findiag:s ~g Sb-.t~-.:Or cf 
Overriding Cansi~ <lr ~ C:ut:garicali:Xdus:ion of~ c::ce.sW are;:s ll'om! .( 'i' !'"~> Hr·•. 

3. PRWECT lS lNCOMPLEIE 

iU!(j1;;1:.ATORY RELIEF atCIII5UI"'ee r-egarding~ :lad st~:wt 3Dd ~t ~ W'e!'e 

ilpi.II'Owd <IQO ~de: lldqnioa of the ~"!!DllWd be indud.aiin C~l ~-itM'. 

zcu _:!oc:s not .,.,,!j:jl [.and~ IWII'lualJ and Ghlll' aritica! ~ 

Ccti:lied Loc:ld Coasi:af progrmn shou.ld ioclude all :reiella:m ~oas (Jt.":he ~ C <Xi.e ,.u·;!;!)t 

e:x:i£ing ~ C3!a, • WlliJ as Land ~t Gui6tlio4i~. 

3. PROPOSED roo£ L.AC.'<S SPECJ:FicrrY nCI1dai to inSlll'C pn:dic:tzbility, o:lnsill'l::at ~iic=icr.:. ;)...,,1 

~judicial~-

Codc~~wgaiddines 

~ ~ ef'nn.iaated ~ thrtlugbeu~ both Code md GWdt:iin!=s 

!.;:gal tenD!i of art ha'nl bc:n delctcii and repiaca:i, t=-. .. ~- be= ~i&t::l=:i w1!h 1100~1-!i:bl 
lllrm "'distance.,. 

No speci1ic % limils b) project dt:villtiDilS 

Crir:ial tcll:l:J. 3Udl a:s~ ~ .. "lttajor.'mM"~imaJQn$Jad. ~fie 
deiinitiac md o:xll~ 

S~ liQniO 111CS ~fd be teplaocd by "'t.M~,. '!~rim capen::2ilred USC:. unless 
~~tob:alkrwcdas~~(l3t.012.S(b)~81!3.v103). 

/ · Variance lbrabclk!. !n :-e!ltia:lm marinl.l!ll br-riehf dcYdopment~uoea is ancle&:" • 

.t. CODE OL"FICIENCIES ~·n:ptd to Ea'¥iraamcmllly Semiti"" t.tds ~ arxi ~r>$: 

HJI...L.SfD6 .lmVIEW:Bx=ssi-~mt~ ~ ~10 be~l '" 
lidS""'~ Addit:kJaal ~AJiow.uc=sUI'ldcrsp!J:t.lut.7Alding;.;pou:mi.allou ot'Ccm.ru:::~x:-, 
()pan~~;~ DeviaUalad All:c::nlll:dwCaltplimoea~ :t::-U; •• .t .. ;.:.• 
of~ 1Uit\ll'll Open SJ*C' and&r P1la:ltl:d ~t hmiD; Bra:it mactgeme""'t. 
n:duchauo. • ..nd SliDdlni of Review 



lmplcmentm; laoaua8e in~ GuisWiocs ~3c:p1Jy ir.aa:Jfic:kot; md !ada requi~;tr,
SipiiCifiQt:ro:nm•~ ~~snd ~. c.c. !43.0!4f~. ~ 

COASTAL DISVI!LOPMENT ~ ~ ~'aQlld ~ya:mcfemccr 
<k'ld.cpm=: 1tcar. o:11ta1 m!Arw. <A=~ aDci:lrd <lfll'litw(cc:m:cua~»mdz tJ..UJP) ~ 
Ot ~~Oy's11m U)Wo,.. ~~ Pwmit. -OM I!Mdlt¢0[:1'1Wrw 
(,...U DClC ~all!!) Ulect). ~ lepl ~ 'IL'I:lOld be ~'Ill Cllltr/ as Coacd Lt.'P 
~ poGci-. md plaa~caCZl!DilC itti::cs. Odie-~~ 4 I=art ~Deldocd; 
~fie~ fia.ditla~ Glldlrd airavtewml:R be '\:::an'bn:wCit with u;p,• 

. 
MSCP .tN iU! COASTAL ..lCT; Fc:kr.al ~species 1!180d.ta'l:Diilr NCCPiMSCP' sboaJd 
ncr~ ildlral md.-~ec-&Ad.~W iaral>aadon '\\"U n~ ... ..,~ 
~ ~ $C8U1 ot ~ p.e rioipMC~.:MSCPJ!dHPA.isll!OC ~ ~ ~ iDWdcd. iA. 
catiii" .I..C? ..... ..._..,.is'IIOide4 ~ ~a wsooot b.~ 

V.AlUANC! ~CUP: NewPtilaiQIICkeylizliO ~~~.md 
COII!d trump~ ad dl~t. All "'r......W...a aU.a u..,... -as-1D atlalt:a-.t. 
~ Permif~ir ~~is IDI:Iar. 

~ .BIS'TOJUC RESOURCES lSStlES: ~ pcoa:blaet; Idc:nciFcmaa ~miaimmc 
msiauraa:u:e prowislcm~ ualfmiald deriadGt lli1o'lllld "";a ww~Cd:ote the~" 

This~ is sabjelxm !ldclitiaiiiSci ~~em ~IF ldaUifJ&:aliaD of7I:U issues. F<:ll' 
quecdccs cr ~~ ~ ~.l'<laaDt.Peusii:D c.dS§).i'Qiill1f' &y~ u 
si:bMtX•tilaftlrt!IT! 

JalmM a. 'Pesnoa. Co-Oair 
s~ omCaastal Camml!ta 

~/J-~~ 
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OCT 1 4 '1998 

CALifORNIA 
COASTAl COMMISSION 

SAN DIEGO COAST DISTRICT 

ST .o. Tl! CAJ"fTTO.. 
SACJlAM£Nl"O. C\ ~.,At ... 

1!116; ..l.oLS-59$:! 
fAX 1,1 f5ll::t7•ZI88 

OIGTI'!!CT OFF!C:S 
I !!:57' ~0«-UM&I:A STRE!:T 
SA.'I OIEGO. <:A ,.1!101 

18:91 645·.3090 
FJ4;t, (f5l'lll ~-30S4 

IN,.£RN~ ACCRESS 
SlENAI'I;li<..>.~JO!t~..H...:A.Gt:N 

1#1 

Oia:lifornia. ~±att ~:enah 
SENA:rOR .~· 

DEOEA~ERT 
THIRTY·NII'ITI-l .SEN~~ORiAL DISmlc;::"' 

VIA FAC.SIMTI F 

October 13, 1998 

Cs.liiornia Coastal Commission 
Rusty Areias., Cha:irman 
45 Fremont Street, Suite 2000 
San Francisco. CA 94105 

Re: San Diego LCP Amendment No. 1-9gB (land Development Code) 

Dear Chainnao Areia.s and Comroissionerx: 

eo~ 
c:H.ioiR. REVENUE: .... l'tO TAXAT".CN 
AP~IAT\QJol$ · 
APPROFRU..TICNG C::UO¢::!-IM11"!'E 

<::N "SCM. C"'EJ'ISICHT 
~TlQN 
IO><YIRONMOIT).L ®•UTY 
NATURAL i'IGCluA= ANCI 
·~ 

We are writing to request the Comiilission ~nle the discussion and vote on the S.an Diego 
LCP Amendment No. l-98B tllltil the Clty of San Diego r:csponds in writing to numerous 
concerns raised by Commission staff. and there has been adeq_uatr, t:i:me and opportunity for 
public review oi the City's final proposal. 

Commission s:r:aff is to. be commended for its compreheosi.ve analym of the complete revision of 
.all land development regulations containl:d m the City oi S.an Diego's Municipal Code. Staff has 
raised numerous CtJncer.ns which demand SC1'1lpU.lous review. We belieYe tbe prvdent course of 
action would be pt.JStpOOement of this item 1lJltillhe Com:mission' s next Sow:bern. Calli'omia 
meeting. 

Thank you for yoor thoughtful consideration of this request. 

S inc::rely, 

Senator Dede .Alpert 
39th District 

• .:\.ssemblyman Howard Wayne 
78th District . ··~----. . - -·--- --

EXHIBIT No.5 
APPUCA TJON NO. 
LCPA #1-988 

Letters of Comment 
! 
I 

&arifomia Coastal Colmli$sl0n 
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OCT 0 7 i99B . 

:.Atu. (John c,. ..:n.ugnes 

75!20 .5lillsitL m~iue 
.La J alla, Cal;fot.n.ia 9!l0j( 

RE: OCT. 15/~8 HEARING 

MAJOR AMENDMENT 1-'j8 A 

OCTOBER 6,19~8 

CE.:~IR,, RUSTY A.REIAS ·AND ME.'VfBERS OF THE COAST..~ COMMISSIONa-

I WRITE P.S: ONE· .OF l'I'LA.NY WHO ~\fA.t.'fT ·:ro ~1AIN~AIN OUB. ;LOCAL COAS~AL 

PROG~.t\!VIS, TO .. SAVE ~T_..IS LEFT. OF ~UR ENV"''R.O~NTAL QUALITY, .AJ.'ID 

SENSITIVE CO~~T..\L NATUR}~ ENVIRO~~T. 

AS YOU .KNOW, THESE.-~LCPs TOOK MP..NY YEARS TO DEYELOP, REPRESENT. THOU-. " .. . . 
S~-~.'IDS .. 9~0~ OF PUB~C. INVOLVEMENT A.L'lD MAJOR COMPROMISES, BEFORE 

TEEY WERE CERTIFIED. 

NOW, EVEN THIS MINIMAL PROTECTION IS PROPOSED TO BE TAKEN AWAY 

3Y THE CITY. IT DOES NOT INSTILL TRUST, IF SOUND ESTA.BLISf!::ED 

LONGTERM PLANNING CA.t.'f BE TAKEN AWAY AT WILL. 

ALTHOUGH: I A.i.vt. ONE OF :FE;Il, AWP...RE OF THE CITY"S SUBMITTAL OF A CODE 

THAT w·ou.LD ELJ.rtiiNATE LCP. .ORDINANCES, I HAVE NOT SEEN THE LATEST DRAFT. 

• 

~v1iEN I READ Trt:.E .C0.4.STAL STAFF REPORT OF 9/09/!j8 I NOTICED DOCUMENT • . . . 
18446 , CONCERNING z·oNE_ CHANGES INCLI!IJING THE R1-40 000 ZONE, FORMERLY 

'1:!--:E ONLY OPEN SPACE ZONING IN SA.L'f DIEGO.. IN IT IT IS ~T..4.TED, IT IS 

AVAILABLE. AT THE CITY CLERlC. .. IT AlSO REFERS TO ·coNSISTENCY WITH . ~ . . . . . 

THE ORDINANCE.. • MY PROPERTY IS IN R 1-40 000, AND I REQUESTED A 

COPY ·OF· ITS· PROPOSED REQUIREMENTS FRO.M THE CITY CLERIC HE ADVISED 
. . . 

ME, . TH..U.T I NEEDED TO CONTACT CITY S T4U'F FOR THAT INFORMATION, AND 

GAVE ME THE NUMBER. I CAi.I.ED A.l'ID W/I.S TOLD THIS STAFFMEMBER NO LONGER 

'JI/ORKS WITH THE ISSUE 1 'Al'ID WAS AGAIN REFERRED. 

BUT STAFF CotJLD NOT GIVE. ME THE INFORMATION. 

CAT.T.7D BACK. 

I CAI.I.ED WHERE DIRECTED 

I W ~..S PROMISED TO BE 

·rEE REP..SON I WRITE THIS IS , TO SHOW HOW DIFFICUL•J: IT IS TO GET ANY 

INFO'Rr/L4.TION 1 AND BECAUSE I·J: IS DISTURBING T:R'AT THE REQUIREMENTS 

OF AN ORDINA.l'fCE SUBMITTED FOR A M..!!JOR LCP AMENDlflENT, IS NOT AYAILAELE 

AT TE CITY C!.ER..l( AS S TA T:::D • 

• 
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• 

• 

• 

)1tu. ifohn (:; • .Jlughts 

7520 .!flJlsiJe. !J).'r.w<: 

.La J ella, C di{ot.n.ia gao;? 

2 • 

RE ~ M.AjOR AMENDMENT t-)18 A 

I AGEEE ~liTH THE COP.STAL STAFF REPORT OF ~/O<J/~8, CONCERNING THIS MA-

jOR P....tm:.N"DMENT, w1:ITCH APPE..4.RS TO BE A NULLIFICATION REQUEST. 

I uRGE THE COMMISSION TO SuPPORT THE RECOMMENDED MODIFICATIONS TO 

M...4.KE DLPIDIENTATION OF CUR LA.l'IDUSE PT.uANS POSSIBLE IN TJ{E FUTURE. 

I ALSO ASK THE COMMISSION TO ES TA.BLISH A PROCESS FOR ENFiJRCEMENT OF 
A 

TEE COASTAL CODES IN THE NONAPPE.ADBLE AREAS SUCH AS OUR HillSIDES. 

·ro CLARIFY THE RE.L!SON F-QR THIS REQUEST;..: I GIVE YOU A FEW EW'I:PLES . 

TO FORCE ACCESsrrNTO MOUNT SOLEDADS STEEP HILLSIDES , LOCATED IN .. :.::_; 

SEISMIC RISK/GEOLOGIC UNSTABLE ARE.A..S, VEGET_4.TED WITH COAST~Ll..L SAGE SCRu:B/ 

CRAP ARRAL, LIS TED ON THE SENSI·riVE LAJ.'IDS MAP OF THE LCP, 1\..ND •J:HE 

OPEN SPACE MAP OF TRE COMMUNITY PLAN. ft_ND OF HIGH SCENIC QUALITY, 

THE CITY APPROVEID: 

ON AND TO FLAGLOTS (NO FRONTAGE BUT TEE DRIVEWAY WIDTH) JO% STSEP 

DRIVE!riAYS, 150' OR LONGER - EIGH VERTICAL CU!ffi, REQUIRING UNSIGHTLY 

RETAINING Y.J.tiT.n::: ,SOME ON •J:HE PROPERTY LINE. - 45~ OR MORE ENCROACHMENT 

!N"HERE 20~ OR T;FSS IS MAXIMUM. - LACK OF FIRE ACCESS , RELYING ON 

SPRINKLING SYSTE..lWS IF INST.~T,J.?D WHEN WATER BECOMES AVAILABLE. -

FIREWALI.S INSTEAD OF SETBACKS. - HEIGHT ME..d..SURED FROM FILL INSTEAD OF 

THE ORIGINAL GRADE. 

I HEGRET THAT I A.l¥1 NOT P....BLE TO COME TO THE OCTOBER 1.5/"8 HEARING 

BUT I HOPE YOU WILL GIVE T.HE ABOVE YOUR 'lERY frtuCH NEEDED CONSIDERA-

·riON. PlEASE SAVE OUR CO.A..ST.a:L ZONE FROM BEING PAVED OVER P .. .i'TD FROM 

BECOMING UNLIVABLE. 

ESPECTF1JLLY SU2MITTED 



•

'"' SIERRA CLUB, SAN Dll!:GO CB.API'ER :... i\~} San Diego and Imperial Counties 
. 3820 Ray St:reet 

"!.., .. San Diego. CA 92l04-3623 

0filcc(619J 299·1743 
Co~(619l~l74l 

Fax (6191299-1742 
Voice Mail {6191 289-1744 

E!U9S(619l299-\01S ..._,_..a\• 

~ 
OCT ti ti 1~~)j SAN DIEGO LCP AMENDMENT NO. 1-988 <LAND DEV5LOP!1"SNT CODE) 

RECOMMENDATION: DENY AS PROPOSED: SUPPORT STAFF SUGGESTED 
MODIFICATIONS CALIFORNIA 

COASTAL COMMISSION 
$,.1.N DIEGO COAST DISTRICT 

Hon. Rus~y Areias, Chairman 
California Coa•tal Commission 
OotobQr 7, 1998 

The S~n Die:o Sie~ra Club, through it• Co4atal Committee. 
would likg to convvy its belief that the San Diego Land 
O~velopment Code <LDCl betore you today is ta~ •ore than a 
"s~reamlin1ng~ or the City's d~velcpmant regulations. 
Inete~d, we believe the LDC rQpreeenta a !undamen~al 
ohallenge.to th~ to~ndation~ ot longstandinc Coastal Act 
peliciQc 1 ad•inistrative regulationa, and planninc 
procedures. 

Since 1991, ~e 1 ~lone with other community grou~s and 
me~bers of the public, have comaentsd ·in araat detail on 
inadequ~oies of the proposed LOC. In December, 1997, 
howev~r. San Diego's Mayor and City Council majority 
approved a LDC which we believe fails to conform with. nor 
is it adequate to carry oue, the certitiod Land Uce Plan• 
CLUPl, as required by Section 30513 of th~ Act. 

In particular. we are dist~rbed by the impact the LOC would 
have on the Coaotal Standard o£ Review and the preeminence 
and binding nature ot the o~rtifiQd Land Uae Plan (LUP). 
Under the LDC, the lion's share of coa:stal developl!lent 
ravi@w would be ohi!ted tro• the current COP process to 
newly ereated City perait• CNeishborhood and Site 
D•~elopment Perait•l. Und•r tb~ n•w p•rmits, a project could 
be approved, so lone as it did not "adveroely atteet• the 
LUP. S~eh a s~andard Qtande in diQtinot contrast to the 
Coastal vtandard of "contor.ance with tha certified LUP and 
LCP." Nor are ~e reae•ur~d by th• s~n Di•so City Attorney's 
a&se~tion that San Disco, as a Charter City, doee not have 
to C4rry out provisions ot adoptGd LOPs Nwith any degree of 
particularity.~ · 

~--_,..-
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• 
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SIE8RA. cum. SAN DIEGO CBAP'l1:!!R 
San Diego and Impertal Counties 
3820 Ray Street 
San Diego. CA 92104-3623 

Office (6191 299-1743 
Con:scrvation (819) 299-1741 

Fax(619)29S.I74Z 
Voice MaJl {619) ~1744 

EBBS (619) 2S9-401S 

San Dii!go Sierra Club 
?age 2, October 7 1 1998 

CAlifORNIA 
CUe' the7:efore 1 urge y-ou tod.ay to give !ul1 QUppcr-t:' alt do COASTAl COMMISSION 
we, to t:he sus,geQted 111odi tica ti ons p1:oposo~<d by your staff' • :5AN DIEGO COAST DISTRICT 
While the hearing recorda aro replete with public comments 
regardins the inadequacy of the LDC to pro~ect coastal 
resource$, staff ~edification~ would go tar toward olcaing 
the gaps. We believe that anything l•ss would result in 
degradation of the very ~tandards the Commi~•ion i9 
emp~ne!led to protect. 

!n particul~r, we believe staff'• decision to c~eate a 
section specifically for Coastal Overlay Zone rewulationa, 
while leavin~ intact the City's MSCP ~egulations. will se~e 
to eliminate confusion and ~ietakQG by planner•, applicants, 
and members of the public. 

Further, we strongly disagr~e with the City's policy 
directive thot the largely urbanizgd San Diego Coastal Zone 
should be regulated at a lower citywide level. An~icipated 
population presaurea, increasing ~ater qualjty control 
problems, and continuing loeee~ o! eigni!icant coastal 
wet!andg and hill~ideG appeaT to dictate just the oppo~itQ 
approach. These conditions, combined with San Diego's 
dismaying histo~ic lack Of adequate !mplQmer.tation and Code 
enforcement, raise the que9t ion of. uhethe'X' even cu'X'rent 
protection~ a~e adequate, particularly in the non-appealable 
zone. 

In conclusion, only with Commission adoption of staff's 
sy~ested moditicotion~ in their gntiraty, aan ~e be assured 
thdt Codetal protGction~ will be adequately clear and in 
place for thoGo who aamg to U~Q the San Diego t.nd 
Develop~ent CodG 7 both now and in the tuture. 

Thank you for your consideration. 

Joanne H. Pearson, Co-Chair 
San Die~o SierTa Club Coastal Committee 



Honorable Rusty Areias, Chairman 
California Coastal Commission 
San Diego U:last Area 
3111 Camino Del Rio North 
San Diego. CA 92108-1725 

TOWN COUNCn. 

September 30, 1998 

Re: SD LCP Amendment No. 1-98B(Land Development Code) 

Dear Chainoan Areias and Commissioners: 

CAUFORNIA 
COASTAl COMMISSION 

SAN DIEGO COAST DISTRICT 

The Trustees of' the La Jolla Town Council wish to convey their support for the modifications 
suggested by the Coastal Commission staff to the proposed San Diego Land Development Code. 

The Town Council fully supports the City's stated goal of producing a code that is easy to 
understand and use. Ho~. we cannot support this proposed code. It compromises the 
protection of our public coastal resolll'Ces simply for the sake of streamlining and accomodating 
development Over the past:tnOrltbs, the Town Councal has raised serious questions about the 
effect of these changes on <:eastal hillsides and bluffs, public views, historic resoW'1:CS, and public 
access. 

The City emphasizes the convenience of regulating development in all areas of San Diego 
according to the same standards. But if the City is insistent on enforcing tbe same environmental 
standards throughout the City, it can raise the level of citywide protection to the coastal level. It 
should not xeduce coastal protec:rio.os. A:s the Commission is a~ the impacts of coastal 
projects are not the same as the impacts of inland development. We in California bave recognized 
through the Coastal Act that our coast is special and it deserves special treatment. While we in 
the coastal communities of San Diego deserve no more protection than tbe rest of !:he state. we 
certainly deserve no less. 

;;:;:::; w/lu__ 
Martin Mosier, President 

P.O. .!lOX UOI,l.A JOtl.A. OJ..!FOL'IlA 92038 

• 

• 

• 



San Diego County Chapter: 
• P.O. Box 230754 

· National Office: 
122 E1 Camino Real, Box 67 · · 

San Clemente, CA 92672 
E-mail: SurfriderO@aol.com 

1-800. 743-SURF 

EncinitaS, CA 92023 
http://www.sdsc.edu/-sdccsf 
760-792-9940 

• 
October 9, 1998 

Surfrider Foundation 
San Diego County Chapter 

California Coastal Commission 
311 Camino del Rie North, Ste 200 
San Diego; CA 92108 

CALIFORNIA 
COASTAl COMMISSION 

SAN DIEGO COAST DISTRICT 

SUBJECT: Staff recommendation on City of San Diego Major LCP Amendment#l-98B 

Honorable Commissioners: 

The San Diego County Chapter of the Surfrider Foundation (SDCCSF) agrees with the staff 
recommended resolutions and motions but respectfully recommends the follovving changes to 
the suggested modifications: 

SUGGESTED MODIFICATIONS FOR LAl"'--TI DEVELOPrvfENT CODE 

#7- Chapter 11/ Article2/Division3 ;Notice 
Section 112.o302(b)(2) 

• ADD to the end of item 2 : ''and community and environmental groups ""ith jurisdiction 
in the area". The SDCCSF would like to be included in this notifications by mail. 

#25 Section 126.0704(a) Exemptions from a Coastal development permit 

A.D D: ( 1 0) Improvements that will result in increased surface runoff going seaward or 
increased water percolation within 50 feet of a bluff edge. 

#28 Section 126.0708(b), Findings for Coastal Development Permit Approv-al 

ADD to the end of(b) :"recreational use areas." 

#29 Section 126.0722, Beach sand Mitigation Fee 

ADD to the end of (b): '•The calculation of the mitigation fee shall include not only the 
value of the sand lost at the ~e of the project, but also an allowance for periodic 
replenishment of that volume of sand." Sand cannot be replenished once and hope it will 
stay there forever. 

#92 New section (page 56 of the staffrepon): Development Regulations for Sensitive Coastal 

• 
bluffs-Relocated from Section 143.0143 

--------if:. 

"The Surfrider Foundation is a non-profit environmental organization dedicated to the protection & enhancement 
of the world's waves and beaches through conservation. activism, research and education." 



(f)(l) The SDCCSF strongly disagrees with permitting sn:uctures within 40 feet of the 
bluff edge. The stability of the bluff cannot be adequately predicted as is evidenced by 
many structures around the city once "a safe distance from the bluff edge" now 
dangerously close to edge. In case of unforeseen rapid bluff erosion or bluff failure years 
down the line, property owners with structures between 25 and 40 feet from the bluff 
edge will be trying to install "shoreline protection devices" in the future. 
"Shoreline protection devices" is a misnomer. The shoreline is a dynamic body, ever 
eroding and changing. The devices referred to are shoreline property protection devices 
and shall be referred to as such. 

(g) ADD at the end: "Rip rap or revennent shall be allowed at the bluffbottom on the 
beach under any circumstances" 

New section (page 59 of the staff report) : Development Regulations for Coastal Beaches
Relocated from Section 143.0144 

(f)The report shall include a lifetime cost/benefit analysis comparing relocating the 
structure vs. A shoreline property protective work. 

(g)ADD after .... existing principal structure," the following: ~not capable of being 
relocated ... ". 

New section (page 62 of the staff report) : Development Regulations for Floodplains 

(b)( 1 )(E) ADD to the end " .. and detennined by means of water quality monitoring and 
modeling" 

SUGGESTED MODIFICATIONS FOR LA.t'-lTI DEVELOPMENT MAJ.'-IlJAL 
COAST.'\L BLUFFS AJ."\ID BEACHES GUIDELINES-SUGGESTED MODIFICATIONS 

#5 (2) (page 73 of staff report) 
The SDCCSF strongly disagrees with pennitting structures within 40 feet of the bluff 
edge. The stability of the bluff cannot be adequately predicted as is evidenced by many 
structures around 'the city once "a safe distance from the bluff edge" now dangerously 
close to edee. In case of unforeseen rapid bluff erosion or bluff failure years down the . - . 
line~ property owners with structures between 25 and 40 feet from the bluff edge will be 
trying to install '"shoreline protection devices'' in the future. 

#6 (3) ADD at the end: ••and do not add any runoff directed towards the bluff edge." 

• 

• 

• 
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STATF. C»'ITOI. 
~Cl'IAI"I£!'<TO. ::A l'!lA14 

110161445-:a!OG:Z 
11"A::f. (<HOI :rt.7•:Z1JOIQ 

Ot5lTR!CT' Of'F!CE 
t Stt'1 <:Xli.UM8U. liT'IOw:£1" 
:-AN ;ne;c..o. CA. tt2 1 o t 

16191 6ool5-3090 
tt"AX. ill I 9) IMS-XII4 

INTIV<N;:T ACORe:SS 
KN~'T'Qc::t.~u-:-:~.;N.eA..~ 

DATE: 

TO: 

FAX#: 

FROM: 

PAGES: 

SUBJECT: 

@crl if.anria: ~fa~ ~.ert~±.e 
SENA'!O~. 

DEDE ALPER.T -. 
iH'rRTY -NINTH sENA To·~~L OI5'1"RTGT 

FACSIMILE TRANSMISSION 

10/14/98 

Diane 

MARY ANN McCARTHY 
(619) 645-3090 
(619) 645-3094 (F) 

2 

c;QWNITT'fXS 
C.'1AIR. Rl."\t'':MUE ANO TAXAUON 
Af'!"RRPRIA TIOI'IIoS 
,t./'~I"IW\TIONS ~I:ICOMMtTn::!: 

ON l"l!iiCAA. OV£:111$1GMT 
EDUCATION 
!I:N'J\ftONM~"'I.. OIJAUTY 
f.IA TUftAt... ftc:sOUl'!Cl!::l II NO 

Wll.l:li.JF;t 

~I:I...!S:T COMMIT'I'!It& 
CHI'IIR. e:o\JC.\1'\0NAL ST'-'NCIAROO 

ANO TIE;IoQ-111:1'1! TR.41NlNG 
OEN&:'I"ICS AND P1JBU: l"'WC'r 
CAUR:IRNIA'S WINe: INOUSTiiY 
<;ol'o!NUNn"'l' O~e:I.OI'"MCN'I' 
CAIT!CAt. t}olllo!KINQ >!.NO PRC:BL...iM 

SCI.. 'liNG IN OUR SCHOOWS 
I:CONOioiiC OlrVI!l..Ofi'MCNT 

Please hand deliver copies of the attached letter to the 
Commissioners prior to their October 15, 1998, meeting in 
Oceanside • 

~(YI.~~/1#1' 

..g:. ... 
~c!'o ::.:a:;c d'J.!..':t-GS 



THE CITY OF 

SAN DIEGO 

JUDY MCCARTY 
CCUNCIL..'-IE.'-IBE~ 

SC:VENIH OISTI<ICT 

Chairman Rusty Areias 
California Coastal Commission 
1400 "N'' Street Suite 9 
Sacramento CA 95814 

Dear Chairman Areias 

October 14, 1998 

I'm 'Nriting today to co~vey the City of San Diego Council's support for the proposed Land 
Development Code which-represents a major and much needed rewrite of the City's Nfunicipal 
Code. The City Council action on Land pevelopment Code supports the objectives of 
simplification, prediCtability, consistency, objectivity, and adaptability. 

• 

This is especially important in relating to the needs for the single dwelling unit and the small • 
business owner. The proposed Land Development Code assures protection and preservation of 
our coastal resources. Applicants, such as the single dwelling unit or small business owner, Viill 
have a consolidated approach to their development proposals, clarification of which regulations 
apply to their project, a reduction in types of permits; and most important a predictability with the 
entire development process. 

It is important to note the active role of technology to further meet the goal ofinsuring the 
proposed Land Development Code is availabie to the public. The entire Code can be accessed via 
the Internet and the City's web site. The City's Geographic Information System (GIS) provides 
maps and show areas of concern, i.e. coastal zone, steep hillsides, Multiple Habitat Preserve 
Areas, and wetlands. 

Sincerely, 

yMcC 
Chair 
Land Use and Housing Comminee 
City of San Diego 

cc: Coastal Commission Staff 

;: ... __ ....... - -··-· . -

• 
City Administration Building 202 C Street San Diego, Califomi:1 92101 Phone (619) 236-6;_ *S/ 
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-,n ;a. 
Building Industry Association of San Diego County 

6336 Greenwich Drive, Suite A 
San Diego, CA 92122 

October 14, 1998 

California Coastal Commission 
c/o San Diego Area Office 
3111 Camino Del Rio Nonh, Suite 200 
San Diego, CA 92108-1725 

Dear Chair & Commissioners: 

619-450-1221 

The Building Industry Association of San Diego County welcomes an opportunity to comment 
on Major Amendment 1-98A (1viSCP Land Use Plan Revision) for the City of San Diego Local 
Coastal Program. 

As a representative of the regulated community, the BIA has partnered with government and 
environmental groups in the conception and subsequent progress of the MSCP. We look fonvard 
to the continued efforts to build upon multiple species planning. 

The consequences of l-98A demand that all concerned throughly review the amendment so that 
we may fully understand its impacts. Due to the voluminous nature of the report and the limited 
time for critical analysis, we respectfully request that the Commission continue this issue to 
allow for a comprehensive review. 

Since the regulated community bears the brunt of the proposed regulations, it is in the interest of 
fairness that we be allowed adequate time for a thorough evaluation. 

The BIA appreciates the Commission's efforts to respond to the needs and concerns of the 
regulated community. Your favorable consideration of this request is appreciated. 

11J:i&~ 
Matthew J. Adams 
Director of Governmental Affairs 
Building Industry Association 

mJa:sw Received at ~ommis$i.cn 
;\\ee~n-:·~ 

OCT 15 i998 

rrcm~------



SUMMARY: ZONING CODE UPDATE ISSUE AREAS 
Sierra Club Coastal Committee 
August 18. 1998 
Updated: Au,.aust 24, 1998 

1. PROCEDURAL DUE PROCESS 

Office (619) 299-1743 
Co~tion(619)299-1741 

Fax (619} 299-1742 
Voice Mail (619) 299-17 44 

EBBS {619} 299-4018 

No public notice of final November 1997 Draft ofLand Developmeat Code and reworlced Land 
Development Manuals. No Change Summary or strikeout/underline versioo provided. 

2. ElR. ISSUES: No analysis of indirect impacts; no evidentiary findings substantiating St!tement of 
Overriding Considerations a- proposed Categ<Xical exclusion of vast coa.smi areas :trom LCP review. 

3. PROJECf IS INCOMPLETE 

REGULA TORY RELIEF measures regarding grading and street and e:JSement actions were 
approved one week after adoption of tile Code; tbey should be included i:n Coastal .review. 

ZCU does not establish Land Development manuals and adler critical procedures 

Certified loC3.I Coastal program sbould indude all relevant sections of the proposed Code and/or 
existing Municipa.i Code, as well as Land Deveiopmeot Guidelines manuals. 

3. PROPOSED CODE LAC..I{S SPECIFICITY needed to insure predi~ty. cons:istent application. and 
adequate judicial review. 

Code requirements changed to guidelines 

Mandatory language elimi:nared wholesale throughout both Code and Guidelines 

Legal tc:ms of art have been deleted and replaa:d, i.e., "'setback" has been replaced with non-legal 
term "distance... -

No specific % limits to project deviations 

Critical terms. such as ~bstantial conformance... "majorlminC::r'" detr:nninations fac:k. specific 
definition and codification 

Specific zone uses would be replaced by "Use Categories." with unpermitted uses. tmless 
separately reguJated. to be a!lowed as ACt%SSory uses (131.012S{b) referencing 113.0103). 

Varianee threshold in re!arioo to maximum by-right development aJlowanctS is unclear. 

4. CODE DEFICIENCIES in regard to Environmentally Sensitive L.mds Standards and Regulations: 

HILLSIDE REVIEW: Excessive encroachment allowances; Mitigation inc::lrive to be di:reaed to 
MSCP; Additiooal Development Allowanct:S under split lot zooing-,;; potctial loss of Community 
Open Space protection; t.mSpt!C'iiied Deviation and A.lte:mative Compliance allowances; Reduetion 

• 

• 
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Office (619) 299-1743 
Co~tion(619)299-1741 

Fax(619)299-1742 
Voice.Mail (6191 299-1744 

EBBS (619)299-·1018 

of required natural Open Space under Plaoned Development Permits; Brush management 
reductioos; and Standard ofReview 

WE1LANDS: Unspecified buffer dimensions; LDC would regulate impaCts. not uses; Allowable 
develooment area is uoclear; and per:mitted Uses appear to conilict with certified LUPs. 
Impi~enting language in Biology Guidelines appears legally insufficient; and lacks requisite 
soecificity to ensure consistency and e::d'oro::abl1ity. e.g. 143.0 141 tr:Dev. Regs. 

COASTAL DEVELOP:MENT PERMIT; Categorical exclusion would prematurely exclude most 
development from coastal review. Coastal standard 9f review (conformance with the LUP) would 
be confused by City's plan to also require Site Development Permit.. whose standard of reyiew 
(will not adversely affect), uoder legal precedent. would be inadequate to carry out Coastal LUP 
standards, policies, and plan recommendatia:t'S. Other issues: Purpose & Intent clause needed; 
specific access finding needed; standard of.review must be "con:formance with LUP ." 

SENSITIVE COASfAL RESOURCE ISSUES; Bluff edge determination; .Public view protection; 
Lateral access preservation; Bluff edge stability 

AGRICULTURAL ZONES; Allowable uses; Development area; and Reduction in natural OS 
requirement 

MSCP 1N RE COASTAL AC!; Federal endangered species mandate under NCCP/MSCP should 
not supersede federal and state mandated Coostal Act protections. Sucil.inte:pretarlon was never 
intended by state or federal particlpam:s. MSCPIMHPA is not codified; should be included in 
certified LCP. A reversion clause is needed, should funding for MSCP not be acquired. 

' 
V A.R.L\.L'fCE & CUP: New P&I language keys in to .. Previously Conforming" provisions, and 
could trump restoration and enhan~eat All "maximum allowance? are open to at least 20% 
increase. Permit thresholds for b}'"right allowances is unclear. 

HISfOR1C RESOURCES ISSu"ES: De:nolitim procedures; Identification procedures; minimum 
mainteaance provision needed; uolimited deviation allowed "to accommodate the development.,.. 

5. IMPLEMENTATION & ENFORCEMENT 
INTERPRETATIONS; Clarity of coastal suggfi:sto:i mods. needed to prevent inconsistency and 
f:tvored treatment 
THE NON-APPE.AUBLE ZONE: Process 2 with no public hearing and no staff report would 
seriously impact public participatioa. Steep h.iltside projeas under any he:uing process would not 
be appealable. Clarity of regulations is therefore critical 
PUBUC PARTICIPATION: Appeal fees issues 

6. FOR.."M. T: Sq:r.n-are section tbr Coastal Overlay Zon~ regulations bas merit; should be consid~ 

This summary is subjea to additions and corrections based on fi.trther identification ofZCU issues. For 
questions or additiooal information. ple::tse coni3Ct Joanne Pear.lQll at 459-704 I or by e-mail at 

sihooce:U.V.aol.com. (""\ J I_ ~ ' A-- / 
Joanne H. Pe:::u-son. Co-C'aair ~ ...f.J _ /-"~ ,- ~ ,...._, 
Sierra Club Coastal Committee pi 



SUMMARY: ZONING CODE UPDATE ISSUE AREAS 
Sierra Club Coastal Committee 
August 18, 1998 
Updated: August 24, 1998 

1. PROCEDURAL DUE PROCESS 

.J, _]- . ' ... _.,. 
Office (619) 299-1743 

Conserv.ation{619)299-1741 
Fax(619)299-1742 

Voice Mail (619) 299-1744 
EBBS (619} 299-4018 

No public notice of final November 1997 Draft of Land Development Code and re-wvorked Land 
Development Manuals. No Change Summary or strikeout/underline versioo provided. 

. 
2. EIR ISSUES: No an.alysis of indirect impacts; no evidentiary findings substaotiating Statement of 

Overriding Considerations « proposed Categorical exclusioo of 'laSt coastal areas fi'om. LCP review. 

3. PROJECT IS INCOMPLETE 

REGULATORY RELIEF measures regarding grading and street and easement actions were 
approved one week after adoption of the Code; they should be included in Coastal te'riew. 

ZCU does not establish Land Development manuals and other aitical procedures 

Certified Local Coastal program should include all relevant seaiOflS of the proposed Code and/or 
existing Municipal Code, as well as Land Development Guidelines manuals. 

3. PROPOSED CODE LACKS SPECIFICITY needed to insure predid:ability, consistent application, and 
adequate judicial rev.iew. 

Code requirements changed to guidelines 

Mandatory language eliminated wholesale throughout both Code and Guidelines 

Legal terms of art have been deleted and replaced, i.e... "'setba~ bas been replaced with nm-legal 
term .. distance." 

No specific% limits to project deviations 

Critical terms. such as .. substantial conformance," "major/minor" determinations lack specific 
definition and codification 

Specific zone uses would .be replaced by .. Use Categories," with tmpennitted uses, unless 
separately regulated. to be allowed as Accessory uses (131.0 12S(b) referencing 113.0 I 03). 

Variance threshold in relation to maximtm:1 by-right development allowances is unclear. 

4. CODE DEFICIENC1ES in regard to Environmentally Sensitive Lands Standards and Regulations: 

HILLSIDE REVIEW: Excessive encroachment allowances; Mitigation incentive to be directed to 
MSCP; Additional Development Allowances under split lot zoning;; potential loss of Community 
Open Space protection; unspecified Deviation and Alternative Compliance allowances; Reduction 
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Office (619] 299-1743 
Cons~tion(619)299-l74l 

Fax(619}299-l742 
Voice Mail (619) 299-1744 

EBBS(619]299-4018 

of required natural Open Space tmder Planned Development Permits; Brush management 
reductioos; and Standard of Review 

WETLANDS: Unspecified buffer dimensions; LDC would regulate impacts, not uses; Allowable 
development area is tmclear; and pennitted Uses appear to conflict with certified LUPs. 
Implementing language in Biology Guidelines appears legally insufficient; and lacks requisite 
specificity to ensure consistency and enforceability, e.g. l43.0141f£Dev. Regs. 

COASTAL DEVELOPMENT PERMIT; Categorical exclusion would prematurely exclude most 
development from coastal review. Coastal standard of review (conformance with the LUP) would 
be confused by City's plan to also require Site Development Permit, whose standard of reyiew 
(will not adversely affect), under legal precedent, would be inadequate to carry out Coastal LUP 
standards, policies, and plan recammendatioos.. Other issues: Purpose &: Intent clause needed; 
specific access finding needed; standard of review must be '"conformance with LUP." 

SENSITIVE COASTAL RESOURCE ISSUES; Bluff edge dete:rminatioo; Public view protection; 
Lateral access preservation; Bluff edge stability 

AGRICULTURAL ZONES; Allowable uses; Development area; and Reduction in natural OS 
requirement 

MSCP IN RE COASTAL ACT; Federal endangered species mandate under NCCPIMSCP should 
not supersede federal and state mandated Coastal Act protectioas. Such interpremtioa was never 
intended by state or federal participants. MSCPIMHP A is not codified; should be included in 
c..."'tti.fied LCP. A reversion clause is needed, should funding for MSCP not be acquired. 

VARIANCE &: CUP: New P&I language keys in to "Previously Conforming" provisions, and 
could trump restoration and enhancement. All «maximum allowances" are open to at least 20% 
increase. Permit thresholds for by-right allowances is tmclear. 

HISTORIC RESOURCES ISSUES: Demolition procedures; Identification procedures; minimum 
maintenance provision needed; unlimited deviation allowed "to accommodate the development., 

5. IMPLEMENTATION & ENFORCEMENT 
INTERPRETATIONS: Clarity of coastal suggested mods. needed to prevent inconsistency and 
favored treatment 
TiiE NON-APPEALABLE ZONE: Process 2 with no public hearing and no staff report would 
seriously impact public participation. Steep hillside projects tmder any hearing process would not 
be appealable. Clarity of regulations is therefore critical. 
PUBLIC PARTICIPATION: Appeal fees issues 

6. FOR..\1A T: Separate section for Coastal Overlay Zone regulations has merit; should be consider~ 

This summary is subject to additions and corrections based on further identification ofZCU issues. For 
questions or additional informacion. please contact Joanne Pearson at 459-7041 or by e-matl at 

sihoopertal.aol.com. ~ ~ /. ~ . A ~- / 

Joanne H. Pearson. Co-Chair ...f.../ . / ~ ;--r:.; ,._ 
Sierra Club Coastal Committee 
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September 24, 1998 

California Coostaf Commission 
3111 Camino Del Rio North, Suite 200 
San Diego. CA 92108 

Attention: Deborah lee, Deputy Oireclor 
Sharilyn Sarb, District Manager 

Dear Ms. Lee and Ms. Sarb: 

----- •-•w--

Subject California Coastal Commission Staff September 9, 1998 Proposed . 
MoorficatiClls to the City of San Diego Land De~e!opment Cede 

The Ce;mmunny Planners Committee of the City of San Diego has, on behalf o1 our 
communities, worked on the Land Development Cede revisions fer more than 
mo years. We greatly appreciate the Coastal staff dingcnce on assuring the code 
revisions adequately protect our c...--astaJ resources. 

The CPC comments on your proposed c."langes insofar as they relate to oor approved 
positions oi April 24, 1997 and July 22. 1997 (both ailadled), wiih emphasis on 
community pfans adherence as a basis for dtscretionary land use adicns and on strong 
protection of hillside and coastal resources. 

It is important to note that our comments on your proposals do not reflect whether or 
not the Cay's flnal draft code is inadequate in these areas. We worl<ed hard with City 
staff to incorporate language in accordance wittfourpcsiUon, and support much of what 
was finally drafted. However. where the Coastal staff recommendations reflect our 
positions, we be!ieve il is important to support these principles. It is up to the Coastal 
Commission and cay staff to determine which language best meets our posruons. 
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Page 2 
Ms. Deborah Lee and Ms. Shariiyn Sarb 
September 24, 1998 · 

Belew we cite examples of where the Coastal Commission's staff reccrr.mendations 
convey our positions: 

ChaQter 12 NcighborhQCd Dev~l9oment Permit Procedures 

126.0404(a)(1) Findings (Q.r all Neigbborho.od OevP.!opr;nent Permij$ 

and 

(1) "The proposed development will not adversely affect the applicable !and use 
plan. ~ithin the Coastal Ovcrlay~one. the g01nting of~ N~hborhQru;i 
Dave!Qoment P~rmlt shalf inrcJud_Q a finding tl)~t the regues:t conforms ·Nith. 
and Is ;tdl&Yi:te to carry out. the certified l-and Uu Pfan;u 

ChpQter .12 Site Oevelooment PermitPiccedur~ 

126.0504(a)(1) findings for ali ~ite Oeve!ooment Pe~ 

(1) "The proposed development will net adversely affect the appiicable land use 
pian • .Witflin...!t!9_ Coastal Ov~rfay.Zone, tho oranting of a Site D51ve!opment 

.E!m:n.i.t shall jnclud~ .a finding tl)~t the reqge~t ctlnfocms with. and is 
ad~oate to carrY. out the ~artifled Land U§c P1an;n 

126.0805(d) Findings fer Varianca Apprcmli 

(d) "The granting of the varianca Wt1f not adverse~/ atfe:ct the appiicablc land use 
plan. ff..~.rlancft i§ bQing so.u.ght in conjunction with any w:opose.d. 
~iild.slyeloomeot the reqyjred fingina shalt sp~;ty that granting of thg 
variance cQoforms with. and_l.s adequate to ~rry out the pro.riEruJ1$ of th& 
liartifieq L..and Us-e Pla11.1

' 

. ' 

The Coastal staff language in these three sections reflects tb~ of our 
recommendations: (1) UZoning R~guJations Consistency with Community 
P!an:s ... the Land Development Code should include a provision that zoning and 
development must be consistant with community plans», and (2} "the NUP. NDP, 
and SDP Findings..-( should) add consistency with c:ommunity plans to the 
required permit findings._ 11 

' ) 



!'age 3 
M~. Deborah Lee nnd Ms. Sharilyn Sarb 
September 21. 1998 

By reference, the staff language here also reflects our position regarding 
"Hillside Etwroachment Limits.-keep and presiiNe the Omits on stoep hillside 
encroachment limits ss they are in the Coastal Zone." 

1·11 .0405(d)('l) .Communications Antennas- Major re!E;eommupjcatioo FaclljlJ~ .... 

''Major 1 e!ecommunication Fac:iities may be permiUed with a Conditional Use 
Pet mit decided in accordance wiih Process Three in the zones indicated with a 
'C' ... ( 1} Major telecommunication facifities are not pennitted in lhe following 
locations: !P) On oroper:U= within the MHPA aod[or C;?l'\taining scnsitiye. 
.stoep hillsides. or within PJJbllc view C1JrridQrS of vie~neds identifu:Jijn 
:applicable-~" 

• 
The Coastnl staff language here rer1ects our position is;"strong CPC support for 
continued prot~tion of San Diego's unique hillsides/' Pleasa Note: the City hus 
already rovis~d euriier drafts to rar1ect our position that '1'rocess Two's-needs 
robe furl11cr reduced by retaining cc.rtain US6S as Process Threes, for · 
exilmplc,-.. communication antennas-- n 

. 
~'!3.014:> pcyc!~gmgnt Regulation for Slefto.Hilfsji;jes._ 

." ... however. t;:o.astal dovelogmE!nt within the ~oastal Ovcrl~o is 

. subjcc~ !o SGcti9f]143.014~-·" · 

143.01,16 I"nvironmentalfv Se.nsitjve Lands Regulafion:s for the Coo.sta~.r.I~Y Zqo.g 

_Purpose .ilncUnt£D.t 

.The p!JrP.9§~.Q(these regulations 1$ to address t@ protection, 
prcscrva.QQfl, and. wflere damageq, restoration. if th9 enyironrn.em.any 
~cnsitiy~- J.and§ of San Diogo's C4_!iStaf Zonewto assure that development 
YJithin thc.WL.C;Oastai Zone oc;yrs in a manner that protects the overall 
,qualit'J of ~O:astd resot.m:~ and the natural a~f~ character: 
of the area..__ · . -

Jn the event gf conflr~t.these regulations ~hail supcrsade iiJL!l'gulations.. 
.set forth in !be crac~(ling sections of this division. Rcgat:alQH.. 9f'{iheth~! 
.a Site Dcv~I.2.Cll!Jent ?11nnit or Niighborf,looq Devefoom~nt P~rmit i~ 
· .rcqi.Jircd f<Jr govetopmcnt OOJl.!lVironmentaUv scnsitjy& land~ puru~ir't to 

• 
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Page 4 
Ms. Deborah lee and Ms. Sharilyn Sarb 
September24, 1998 

~revjotl$ sectjons .. withjn the_Coastaf Over~, a_Coasta( 
Deve{opme.nt r:ermit is .required for all coastal deyelogm¢nt. Yo.l2.ss exempt 
Q.Yrsuant to Section 12~.0704, and ~,:wing regufatio~fllY. •• , 

TJ1e Coastal staff language hero appears to csrry out both our position on 
conformance with community plans (the Coastal Zone Community Plans in this 
regard), and our position that the coastal resources require special consideration 
in deveiopmfmt pe,rmit:s. 

The detat1ed propo.sad cha~ges that ron ow felate to wetJ;md buffers, s.msitive 
coastal bluffs, etc. The Coastal staff language appears to conform with our 
position that existing City regulations on wetland definition and wetland buffers 
should be supported. 

! 

Vv'hile this is not an 'exhaustive response to the Coastal Commission stairs 
recommended changes to the !and development code, it renects our support for 
the intent of the staff in assuring that adherence to community or relevant land 
use plans is a required finding; that CO<istaf resources· require spedal preservartOn, 
and that cartain permits pre•Jiously recommended for a Process 2, should be 
Process 3, given their impact on communities, sensitive slopes and open space. 

Sincerely, 

dtl/<_~k 
JAN FUCHS. Vies Chair 
Community Planners Committee 

JF/vbc 

c~: Mayor Susan Golding · 
Ciiy Ccuncll Members 
Planning Commission Members 
Stephen Haase. Acting DSO Director 
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UNIVERSITY OF CALIFORNIA, SAN DIEGO 

!!E'RlCEL.EY • DA VlS • IRVINE • LOS ANGEI...ES • RIVERSIDE • SAN DIEGO • SAN FRANCISCO 

NA ruRAL RESERVE SYSTEM 
9500 GILMAN DRIVE 
!.AJOLL.A.. CALIFORNIA 92093-0116 

California Coastal Commission 
45 Fremont St. 
San Francisco, CA 94105-2218 

Received at Commissillt'l 
Meetin9 

OCT 1 5 1998 

From,-&arJk ~ 

'" 'ID, 
UCSD 

SANTA BARBARA • SANTA CRUZ 

TEL.EPHONE: (619} 534-2077 
FAX (619} 534-7108 

e-mail: ik2y@UC$d.edu 

15 October 1998 

Re: Hearing of October 15, 1998; Item 9b: San Diego LCP Plan Amendment No. 1-98B 
(Land Development Code) 

Dear Chairman Areias and Commissioners: 

The University of California's Natural Reserve System was established in 1965 to ensure 
that teaching and research opportunities over the wide range of California's natural 

• 

landscapes would remain available to educational institutions throughout the State and •. 
around the world. The Scripps Coastal Reserve in La Jolla, and Kendall-Frost Marsh 
Reserve in Pacific Beach were among the seven founding sites statewide. As manager 
of these reserves, I am charged with their long-term protection as areas where field 
teaching and research utilizing natural ecosystems and indigenous organisms can 
continue to occur. The Natural Reserve System in recognition of its mandate to protect 
the public's lands for this purpose, is a Trustee Agency, called out in CEQA. 

The Scripps Coastal Reserve, first protected as a Marine Life Refuge by the California 
Legislature in 1929, includes 940 acres gf marine, intertidal, and terrestrial habitats. The 
habitats that are protected within just the 80 terrestrial acres reflect the large 
biodiversity of the San Diego COa$tal uplands, and include: Beach; Coastal Strand; 
Southern Coastal Bluff Scrub; Maritime Succulent Scrub; Coastal Sage Scrub; Mixed 
Grassland; and Coastal Scrub-Oak Chaparral. Among the sensitive species it protects 
are large numbers of Coast barrel cactus and California gnatcatchers. 

While the City of San Diego has designated the terrestrial portion of the Scripps Coastal 
Reserve (SCR) as part of the Cty's Multiple Habitat Preserve Area (MHP A), the Natural 
Reserve System has never enrolled its lands in the MSCP; we have a memorandum of 
agreement with the Department of Fish and Game to cooperate with them in NCCP 
reserve planning when the result is mutually beneficial. In the case of the natural 
reserves within the coastal zone, the M:HP A overlay does not afford the level of 

• 
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protection that we see necessary as part of our mandate as a Trustee Agency to protect 
the land in its natural state on behalf of the people of the State of California. 

Specifically, most of the following uses permitted in the MHP A would clearly be 
detrimental to the long-term health of the reserve, and the management needs for 
educational uses: utility lines and roads; water facilities and other public-facilities; low 
density residential uses; brush management; and limited agriculture. Passive recreation 
in the SCR can only be allowed under controlled circumstances, in certain restricted 
areas. In addition, many of the allowed encroachments of adjacent private developme..T1.t 
onto steep slopes and natural open space would clearly lead to degradation of the SCR. 

Tne more stringent protections afforded by the previously existing Coastal Zone 
regulations and by Coastal Commission staffs suggested modifications (dated 
September 9 and 15, 1998) to the City's Land Use Code and Guidelines are far more in 
keeping with the requirements for maintaining the Scripps Coastal reserve and the 
adjacent and linked coastal habitats. However, even under those laws, decisions made 
by the City of San Diego departments responsible for coastal protection have led to 
serious compromises of the structure and function of resources in the coastal zone 
immediately affecting our reserves. A photocopy of one example of bluff-top 
development adjacent to the Scripps Coastal Reserve is included. Impacts to coastal 
resources by the development include: coastal views; coastal bluff hydrology, and 
therefore indigenous vegetation; cultural resources; and coastal bluff structure. I have 
had complaints regarding this development since its inception. Tne Reserve System 
was never consulted as.a Trustee Agency on this project. 

Tnroughout the La Jolla area, coastal bluffs and other coastal habitats under the 
jurisdiction of the City of San Diego continue to be degraded under existing policies and 
procedures. I believe that these policies and procedures need to be clarified and 
focused on the urgent need to protect this very rare and fragile landscape. Without 
effective protection, coastal habitat degradation will not only deprive the public of 
scenic attractions and educational resources, but it may also threaten the public safety, 
through undermining coastal bluffs, and removing the ecosystem services afforded by 
coastal beaches and wetlands. In addition, coastal zone degradation fragments further 
the now extremely rare habitats found there, 'and reduces their probability for long-term 
survival. 

With these concerns in mind, we strongly support many of the staff additions to the 
documents under review today, especially those in regard to the Biology Guidelines, 
items 8, 12, 17, and 18. 

However, additions and/ or changes addressing the following concerns should be 
included where appropriate: 

• Rare coastal habitats in the Coastal Zone should be included in the Environmentally 
Sensitive Lands, and specific encroachment limitations and mitigation requirements 



.. 

should be described. Mitigation for impacts to ESLs should occur ONLY in the Coastal 
Zone to avoid continued loss by attrition, i.e. ("no net loss of coastal habitat") 

• Permitted landscaping under coastal development permits should not only NOT 
encroach upon views, but should also not encroach onto coastal bluffs or beaches unless 
it is of proven indigenous species of local stock. Coastal zone overlay landscaping 
should be of appropriate indigenous species, and should not be irrigated. 

• Coastal bluff buffers are needed to reduce physical disturbance, as well as impacts to 
biological processes, and need to be based on function 

• Deterioration of coastal zone habitats and landforms is exacerbated greatly by altered 
hydrology; more attention needs to be paid to the consequences of ever-increasincr 

• 0 
impermeable surfaces, which concentrate natural and artificial flows of water, leading 
to gully erosion, and exotic species invasion and maintenance. Merely diverting excess 
flows to the natural drainages, such as those through the Scripps Coastal Reserve, does 
not avoid these problems. 

• Biology Guidelines: 

- Item #18(b ): The proposed development will be sited and designed to prevent adverse 
impacts, either direct or indirect. on any adjacent, downslope. or downstream 
envirorunentally sensitive lands or public lands or property. 

• Coastal Bluff and Beach Guidelines: 

-In reference to page 3, (C) Coastal Beach (definition): this does not seem to adequately 
define or protect sand dunes, since vegetation occurs within them, clearly below their 
landward limit 

- Re page 5, (B)(2): "Less environmentally-damaging alternatives that avoid the need to 
significantly alter, or conceal the natural landforms of the beach ... " 

While much attention has be.~ paid to coastal access and views, I believe that not 
enough attention has been given to protecting the rare and beautiful geologic features 
and natural habitats of the coastal zone, through protecting the sustaining ecosystem 
functions. If the coastal habitats are not protected, the resident and visitor might as well 
be looking at any eroding sandstone bluff anywhere in the world: Australia, Patagonia, 
etc. What makes our coas·tal zone special, is in large part the native orgarrisms that 
evolved with the local geology and climate, and which, in turn, stabilize the geological 
features, including wetlands, bluffs and dunes. 

The University. of California is a leading training and research university, and as such 
contributes significantly towarP.s understanding of the values and functions of coastal 
processes and ecosystems. These sites specifically support research in fields considered 
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important by the Legislature, as laid out in the Coastal Act (Section 30006.5, Public 
Resources Code): coastal erosion and geology, marine biodiversity, wetland restoration, 
sea level rise, and the cumulative impact of coastal zone developments. I believe that 
the Scripps Coastal Reserve and the Kendall-Frost Marsh Reserve will, if afforded 
necessary protection, continue to support this important research and training. 

Please contact me at the address or telephone number above if you would like further 
information. 

Sincerely, 

~~~ 
Isabelle Kay 
Academic Coordinator 
UCSD Natural Reserve System 
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,{~SIERRA CLUB~ SAN D!EOO CHaPTER 
• ~:::.. r." t San Diego and Imperial Counties 
\ ~ ' · 3820 Ray Street 

· .~ San Diego. C.:\ 92104-3623 

AUGUST 13, t<i98 
~age 3 

on;,,: K·l~:; :?s-~-r74:'t 
Conscrvauoa (fHS} 2.9-2~ l'!Jl \ 

fax. (619i 2S9·1N2 
Voice }Iail {6l9J 299-1744 

EBBS (SISl ~18 

10. Si.~~~~O OF RZVIEW:Con!or~~nce ~i~~ 9Xia~!~~ LUPs is 
~ot ~~stricted s!~ply to EasQ Zone as in Staep HS 
GuiC:li!., C. 2&3, p. t.5. :1o::- .::.~'! cu::-~nt UJPs 'based on 
:;::ol icie:;, oei.ng super-;eded by"ot.h;;~:;o City "!"!!SS.' 

=olicies, and plans. Ir.ste4d~ ~n~~~ there is 
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THE CITY OF SAN DIEGO 

January 8, 1999 

California Coastal Commission 
45 Fremont Street Ste. 2000 
San Francisco, CA 94105 

Dear Commissioners: 

J~t!!WtJID 
JAN 11 1999 

CAUFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

Subject: City of San Diego LCP Amendment #1-98A {MSCP), #1-98B (land 
Development Code)and #2-98C (LDC) for the Land Development Code. 
Agenda of February 1999. 

In anticipation of our February hearing before the California Coastal Commission, this 
letter is intended to provide you with some historical background on the City of San 

• 

Diego and the proposed Land Development Code, and an overview of the underlying • 
philosophy and process that guided the Zoning Code Update effort. 

BACKGROUND 

The City of San Diego encompasses 400 square miles and extends 60 miles north from 
the United States/Mexican border and 30 miles east from the Pacific Ocean. San 
Diego is characterized and defined by the diverse natural resources in this large area 
which include coastal bluffs, beaches, steep hillsides, biological resources, wetlands 
and historical resources. Adding to the character and definition of the City are the 
unique attributes of its more than 30 urbanized communities. The City is committed to 
the city-wide preservation of all of its resources. The proposed Land Development 
Code includes an important new section, the Environmentally Sensitive Lands 
Regulations, that addresses preservation of the City's sensitive resources including 
sensitive biological resources, steep hillsides, coastal beaches, sensitive coastal bluffs, 
1 00-year floodplains and historical resources. 

In 1990 the San Diego City Council directed the City Manager to conduct a complete 
review and simplification of the City's zoning and land development regulations. The 
existing zoning code has not been comprehensively rewritten in more than 30 ....--------.. 
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resulting in hundreds of new and often conflicting regulations. Property owners 
consistently complain that the regulations are confusing, the decisions are subjective 
and the review process is unpredictable. Community representatives often state that 
the complexity of the code results in too many errors and inadequate code 
enforcement. Therefore, staff was directed by the City Council to address these issues 
in the Zoning Code Update. The magnitude of the effort evolved into a seven year 
public process, necessitating the involvement of more than City staff. 

The Zoning Code Update effort was supported by an extensive public participation 
process. More than 230 public forums on the proposed Land Development Code were 
conducted as well as more than 70 public hearings before the City's the Planning 
Commission, Land Use & Housing Committee and City Council. These forums and 
hearings were open to all members of the public. Four drafts of the proposed code 
were made available for public comment ('94, '95', '96 and '97). To broaden the scope 
of the public participation process even further, a Citizens Advisory Committee (CAC) 
and a working group for ~he Multiple Species Conservation Program (MSCP) were 
established. The CAC was comprised of members of community planning groups, 
professional organizations, environmental organizations and business interests 
(Attachment A). They were responsible for reviewing the new Land Development Code 
and making recommendations to the decisionmakers. The MSCP working group was 
comprised of representatives from Federal, State, and local public agencies as well as 
environmental and professional interests (Attachment B). They also participated in the 

. public hearing process. 

The first step in developing the new Land Development Code was the establishment of 
goals. The following goals were adopted by the City Council and accepted by the 
Coastal Commission: 

• CLARITY- Write land development regulations which are easy to unckr~;tr.:utc3. 
• OBJECTIVITY- Write land development regulations that mean thC! same thing to 

everyone. 
• CONSISTENCY -Eliminate contradictions among all land development 

regulations. 
• PREDICTABILITY- Make clear what land development regulations apply to a 

project and what to expect from following them. 
• SIMPLICITY- Reduce the complexity of land development regulations. 
• ADAPTABILITY- Allow for tailoring of land development regulations to fit unique 

features of the City. 
• PROGRESSIVENESS - Use new ideas while retaining the best of existing land 

development regulations. 
• INTEGRITY- Develop a code framework which is standardized . 



Coastal Commission 
January 8, 1999 
Page 3 of 4 

Phase One of the new Land Development Code was adopted by the San Diego City 
Council in December 1992, was certified by the Coastal Commission and became 
effective in 1993. This phase (Chapter 11 of the subject amendment) replaced the 23 
decision processes of the former zoning code with five simplified processes. Phases 
Two and Three of the Zoning Code Update were begun in 1993 and were adopted by 
the City Council in December 1997 with submittal to the San Diego Coastal 
Commission staff that same month. These phases analyzed, evaluated and revised 
existing base zones, zone overlays and development regulations and consolidated and 
reformatted them to create the new Land Development Code. 

The City of San Diego has a hierarchy of documents that guide development. At the 
top of the hierarchy is the Progress Guide and General Plan, which addresses the 
overarching goals, policies and objectives of the entire City. More spe~ific in nature are 
the City's land use plans, which deal with local community goals, policies and 
objectives. Implementation of all of the goals, policies and objectives of the City's plans 
is achieved through the regulations contained within the City's Municipal Code (of which 
the proposed Land Development Code is a part). The City believes that the policy 
goals and objectives of the State Coastal Act are addressed in our land use plans while 
the regulatory language of the California Coastal Commission Regulations is included in 
the City's implementing document, which is the proposed Land Development Code. 

COMMITMENT & NEW CONCEPTS 

The City of San Diego and the San Diego Area Coastal Commission staff have worked 
diligently to resolve the issues identified by coastal staff in their September 24, 1998 
report. We believe that many of the comments arose from the fact that the format of 
the new Land Development Code looks very different from the existing zoning code. 
Familiar language has been relocated; graphics have been incorporated to more clearly 
convey the regulatory intent; charts, matrices and tables have been used to succinctly 
organize base zone regulations, permitted uses, applicability, etc. into a more user
friendly format; defined terms have been italicized and all such definitions and rules for 
calculation and measurement have been consolidated into individual code sections. 
However, the content of the majority of the regulations has not been changed from the 
regulations. contained in the existing certified code. Since release of that report in 
September, more than 15 staff to staff meetings have occurred. The meetings have 
resulted in tentative resolution for the majority of issues. For most issues, resolution 
was achieved either through education on the format of and linkages between code 
sections or clarification of language and intent. 

However, the Environmentally Sensitive Lands section of the proposed Land 
Development Code (Chapter 14 of the subject amendment) does contain several 
important new concepts as a result of the multi-disciplinary effort that involved many 
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new and interrelated ideas. It is primarily these new concepts which have prompted the 
most discussion and which have not been totally resolved. These concepts, or issues, 
include preservation of wetlands through functional wetland buffers, determination of 
use for properties partially or completely encumbered by wetlands, provision of 
deviations and alternative compliance for properties that would otherwise be deprived 
of any development rights and creation of a twenty-five percent development area for 
all legal lots. The concepts work hand-in-hand with all of the development regulations 
in the new Land Development Code. Additional information regarding each of these 
issues has been attached for your use (Attachment C). The Environmentally Sensitive 
Lands section would be applicable City-wide and would provide consistent application 
of resource protections and afford a level of predictability in the review process. We 
believe the Environmentally Sensitive Lands regulations of the proposed La.nd 
Development Code are more than adequate to achieve the requirements identified in 
the California Coastal Act. 

We believe the seven year Zoning Code Update process has resulted in a Land 
Development Code that takes a new approach to regulating land development in the 
City of San Diego, and that the new Land Development Code will adequately implement 
all of our existing land use plans and will comply with the goals and policies embodied· 
in federal and state documents, including the California Coastal Act. 

Sincerely, 

STEPHEN M. HAASE 
Acting Development Services Manager 

Attachments: 
A - CAC Membership 
B - MSCP Working Group Membership 
C - ESL Regulations - Important Issues 



Citizens Advisory Committee 
Land Development Code I Zoning Code Update 

John Ziebarth 
American Institute of Architects 
800 West Ivy, Ste. E 
San Diego, CA 92101 

Kurt Puttkammer 
American Institute of Architects 
3450 Tennyson Street 
San Diego, CA 92106 

Steve Silverman 
American Planning Association 
5620 Friars Road 
San Diego, CA 92110 

Karen Scarborough 
American Society of Landscape 

Architects 
1010 University Avenue, Ste. 206 
San Diego, CA 92103 

· Rebecca Michael 
Bar Association 
945 Fourth Avenue 
San Diego, CA 92101 

Tess Nelson 
Board of Realtors 
3671 Curlew Street 
San Diego, CA 92103 

Walter Heiberg 
Building Industry Association 
2727 Hoover Avenue 
National City, CA 91950 

Jim Roberts 
Building Industry Association 
2635 Camino Del Rio South, Ste. 107 
San Diego, CA 92108 

John Leppert, Jr. 
Cali;omia Council of Civil Engineers & 

Land Surveyors 
5190 Governor Drive, Ste. 205 
San Diego, CA 92122 

Gail Macleod 
Community Groups 
1927 Fifth Avenue 
San Diego, CA 92101 

Jan Fuchs 
Community Groups 
37 44 Newcrest Point 
San Diego, CA 92130 

Hedy St. John 
Community Groups 
2322 Caminito Mira 
San Diego, CA 92107 

Carol Landsman 
Community Groups 
2850 Juniper Street 
San Diego, CA 92104 

Jim Madaffer 
Community Groups 
11597 Camino Playa Catalina 
San Diego, CA 92124 
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Citizens Advisory Committee 
Land Development Code I Zoning Code Update 

Michael Sprague 
Community Planners Committee 
4341 Manzinita Drive 
San Diego, CA 92105 

Guy J. Preuss 
Community Planners Committee 
2653 Keen Drive 
San Diego, CA 92139 

Karl ZoBel! 
Planning Commissioner, Chair 
1200 Prospect Street, Ste. 575 
La Jolla, CA 92037 

Yvonne Larsen 
Planning Commissioner 
1405 Savoy Circle 
San Diego, CA 921 07 

John Fowler 
San Diego Chamber of Commerce 
5620 Friars Road 
San Diego, CA92110 

Linda Michael 
Sierra Club 
827 Gage Drive 
San Diego, CA 92106 

Joanne Pearson 
Sierra Club 
1525 Buckinham Drive 
La Jolla, CA 92037 

Gary Rose Webber 
Small Business 
5399 Wilshire Drive 
San Diego, CA 92116 
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Multiple Species Conservation Program 
Work Program Membership 

Dennis M. Moser Robert A. Leiter 
Alliance for Habitat Conservation City of Chula Vista 
10840 Thornmint Road, Suite 110 Chula Vista Planning Dept. 
San Diego, CA 92127 276 Fourth Avenue 

Chula Vista, CA 91910 
Philip R. Pryde 
Audubon Society Karen Bartelt-Adams 
5377 Redding Road Citizens Coordinate for Century 3 
San Diego, CA 92115 4397 Cartagena Drive 

San Diego, CA 92115 
Mathews Adams 
Building Industry Assoc. Craig S. Benedetto 
6336 Greenwich Dr Suite A Chamber of Commerce 
San Diego, CA 92122-5994 402 W. Broadway, Suite 1000 

San Diego, CA 92101 
Ron Rempel, Program Supervisor 
State of California Michael Beck (Alt.) 
Dept. of Fish and Game Endangered Habitats League 
1416 9th Street, Room 1341 P.O. Box 841 
Sacramento, CA 95814 Julian, CA 92036 

Bill Tippets (Alt.) Dan Silver, M.D., Chair 
State of California Endangered Habitats League 
Dept. of Fish and Game 1422 N. Sweetzer Ave., Suite 401 
4949 Viewridge Avenue Los Angeles, CA 90069 
San Diego, CA 92123 

Rikki Alberson (Alt.) 
Jeff Wier 263 Cranston Crest 
State of California Escondido, CA 92025 
Department of Fish and Game 
1416 9th Street David Moser 
Sacramento, CA 95814 McCutchen, eta/ 

3 Embarcadero Center 
Chris White San Francisco, CA 94111 
State of California 
Caltrans Constance Clover-Byram 
P.O. Box 85406 McMillin Communities 
San Diego, CA 92186-5406 2727 Hoover Street 

National City, CA 91950 
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Multiple Species Conservation Progran1 
Work Program Membership 

• Jim Sulentich Meryl Balko 
The Nature Conservancy City of San Diego 
450 B Street, Suite 1400 Deputy Director 
San Diego, CA 92101 MS17 

Jerre Stallcup Penelope Culbreth-Graft 
Ogden Environmental City of San Diego 
551 0 Morehouse Drive Assistant City Manager 
San Diego, CA 92121 . MS9A 

Or. Jun Onaka Rick Duvernay 
P.O. Box 12565 City of San Diego 
La Jolla, CA 92039-2565 City Attorney's Office 

MS3A 
Leonard S. Frank 
Pardee Construction Company R. David Flesh 
10880 Wilshire Blvd., Suite 1400 City of San Diego 
Los Angeles, CA 90024 Metro Wastewater Dept. 

MS905 
Jim Nessel 
City of Poway Karen Scarborough 

• 13325 Civic Center Drive City of San Diego 
Poway, CA 92064 Mayor's Office 

MS 11A 
Rick Alexander 
The Rick Alexander Co. Deanna Spehn 
1551 Fourth Avenue, Suite 430 City of San Diego 
San Diego, CA 92101 Mayor's Office 

MS-11 
Janet Fairbanks (Alt.) 
SANDAG Tom Story 
MS 980 City of San Diego 

MSCP Deputy Director 
Michael Mclaughlin MS5A 
SANDAG 
MS 980 Robert E. Asher 

San Diego County 
Craig Adams Dept. of Planning & Land Use 
City of San Diego MS 0650 
City Council District 3 
MS 10A 
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Multiple Species Conservation Program 
Work Program Membership 

Anne Rast (Alt.) 
San Diego County 
Dept. of Park & Recreation 
MS 029 

Diane 8. Coombs 
San Dieguito River Park JPA 
MSA22 

Niall Fritz 
City of Santee 
10601 Magnolia Avenue 
Santee, CA 92071 

Bill Witman 
San Diego County Farm Bureau 
P.O. Box 1959 
Escondido, CA 92025 

Eric Anderson 
San Diego County Farm Bureau 
1670 E. Valley Parkway 
Escondido, CA 92027-2498 

Larry Purcell 
San Diego County Water Authority 
3211 Fifth Avenue 
San Diego, CA 92103 

Don Rose 
San Diego Gas & Electric Co. 
P.O. Box 1831 
San Diego, CA 92112 

Bob Robenhymer 

Jeffrey D. Opdyke 
San Diego Wild Animal Park 
15500 San Pasqua! Valley Road 
Escondido, CA 92027-7017 

Bill Toone (Alt.) 
San Diego Wild Animal Park 
15500 San Pasqua! Valley Rd. 
Escondidio, CA 92027-7017 

Carolyn Chase 
Sierra Club 
3820 Ray Street 
San Diego, CA 92104 

Will Rogers 
The Trust for Public Land 
116 New Montgomery, Suite 300 
San Francisco, CA 94105-9719 

Dr. Jerry R. Boggs 
United States 
Naval Facilities Eng. Command 
1220 Pacific Highway, code 231 JB 
San Diego, CA 92132 

Gail Kobetich 
United States 
Fish and Wildlife Service 
2730 Loker Avenue, West 
Carlsbad, CA 92008 

Sherry Barrett 
United States 

San Diego Metropolitan Transit 
. Fish & Wildlife Service 
2730 Loker Avenue, West 
Carlsbad, CA 92008 Development Board (TDB) 

MS058 
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Multiple Species Conservation Program 
Work Program Membership 

Nancy Gilbert (Alt.) 
United States 
Fish and Wildlife Service 
2730 Loker Avenue, West 
Carlsbad, CA 92008 

Rob Cameron 
Village Development 
11975 El Camino Real, Suite 104 
San Diego, CA 92130 

James E. Whalen, Pres . 
J. Whalen Associates 
4517 Santa Monica Avenue 
San Diego, CA 92107 

Page 4 of4 Attachment 8 



Environmentally Sensitive Lands Regulations 
Important Issues 

The Environmentally Sensitive Lands (ESL) regulations section of the proposed 
Land Development Code is significant in that it provides a comprehensive, 
consolidated, city-wide approach to the regulation of the City's valuable resources. 
Many of the ESL regulations were developed through the Multiple Species 
Conservation Program (MSCP) process, which focused on providing an 
ecologically based approach to preserving irreplaceable biological resources on a 
subregional scale. (The MSCP extends beyond traditional efforts to protect the 
environment by creating an alternative to the species-by-species/project-by-project 
approach that evolved under the Federal Endangered Species Act and the 
California Endangered Species Act The MSCP also foregoes the limitations of 
habitat conservation plans which have focused on a single species and their 
associated habitat). 

The proposed Land Development Code integrates the ESL regulations (found in 
Chapter 14) that address the preservation of sensitive environmental resources 
with the typical site development regulations which are contained in the Base Zone 
regulations section (Chapter 13) through the permit process (Chapter 12). An 
important feature of the Base Zone regulations is that they provide limitations on 
development and provide clear standards for priority rankings which require 
development be limited to the least sensitive portions of a premises. 

An important feature of the ESL regulations is that they include the requirement to 
avoid impacts to wetlands. The City definition of wetlands is more restrictive than 
that of the U.S. Army Corps of Engineers and is adapted to the unique wetlands of 
Southern California. Only when avoidance in not possible, and a potential "takings" 
can occur if total avoidance is required, would the deviations provision of the ESL 
section of the Code be applied. In which case, findings for a "taking", similar to 
those recently approved by the California Coastal Commission for the City of 
Huntington Beach, would be required. Should those findings be made, the 
restrictive findings for deviations would still. need to be made. 

The following pages of Attachment C provide additional information on some of the 
new concepts discussed in conjunction with the regulations. The issues included 
are: wetland buffers and wetland uses; deviations/alternative compliance criteria; 
and application of the development area concept on sensitive lands. Also included 
are some examples to help clarify the application of the regulations. 
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FUNCTIONAL WETLAND BUFFER 

QUESTION: 

Should the wetland buffer be regulated to be a prescribed width (1 00 feet) or 
should the wetland buffer be determined on a case-by-case basis appropriate to 
protect the functions and values of the wetland? 

DISCUSSION: 

The proposed Land Development Code requires that a wetland buffer be 
provided around all wetlands to protect the functions and values of the wetland. 
Additionally the proposed development regulations for sensitive biological 
resources require that proposed development be subject to the Biology 
Guidelines which state the following: 

A wetland buffer shall be maintained around all wetland as 
appropriate to protect the functions and values of the wetland. 
Section 320.4(b)(2) of the U.S. Army Corps of Engineers General 
·Regulatory Policies list criteria for consideration when evaluating 
the wetland functions and values. These include wildlife habitat 
(spawning, nesting, rearing, and foraging), food chain productivity, 
water quality, ground water recharge, and areas for the protection 
from storm and floodwaters. Wetland buffers should be determined 
on a case-by-case basis taking into consideration the type and size 
of development, the sensitivity of the wetland resources to 
detrimental edge effects, natural features such as topography, and 
the functions an values of the wetland. Examples of functional 
buffers include areas of native or non-invasive landscaping, 
rock/boulder barriers, berms, walls, fencing and similar features 
that reduce indirect impacts on the wetland. Measures to reduce 
adverse lighting and noise should also be addressed where 
appropriate. Section 1.4.3 Land Use Adjacency Guidelines, of the 
City's MSCP Subarea Plan, can be used to help determine 
appropriate measures for wetland buffers. 

The proposed Land Development Code recognizes that the buffer requirements 
of wetlands will vary depending on the functions and values in the larger 
ecosystem. The proposed Code requires a case-by-case evaluation of the 
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functions and values of all wetlands within a given site and an analysis of what 
methods are best to protect those functions and values. A functional buffer can 
provide a biologically superior approach for wetland protection than a universally 
prescribed 50- or 1 00-foot setback. 

COMPLIANCE WITH LAND USE PLANS: 

Four of the certified Land Use Plans (Mira Mesa, North City, Sorrento Hills and 
Torrey Pines) address the wetland buffer issue by stating that a 50- or 1 00-foot 
minimum width buffer be considered in association with other factors. The City 
believes the functional buffer approach fully implements the intent of the Land 
Use Plans, which is preservation of the wetlands through provision of a 
functional protective buffer. 

COMPLIANCE WITH COASTAL ACT: 

The Coastal Act does not specify a particular buffer width. Rather, the policies in 
§30001(c), §30001.5 and §30231 of the Coastal Act provide general language 
relating to resource protection in the coastal zone. The policies found in §30231 
more specifically address maintaining the biological productivity and the quality 
of coastal waters, streams, wetlands, estuaries, and lakes. This section refers to 
"maintaining natural vegetation buffer areas that protect riparian habitats ... The 
proposed Land Development Code fully complies with the Coastal Act in that it 

I 

.. 

• 

clearly states: "A wetland buffer shall be maintained around all wetlands as • 
appropriate to protect the functions and values of the wetland". 

BENEFITS OF A FUNCTIONAL WETLAND BUFFER: 

• Provides performance criteria 

• Requires site-by-site analysis 

• Produces the appropriate buffer to adequately protect wetlands 

• Facilitates acquirement of larger buffer 
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PERMITIED USES IN WETLANDS 

QUESTION: 

Should development on parcels containing wetlands be regulated through the 
supplemental regulations of the Environmentally Sensitive Lands Regulations or 
should the types of uses on parcels containing wetlands be limited to only 
aquaculture, wetland restoration projects, incidental public service projects, 
nature studY. projects or similar resource dependent uses? 

DISCUSSION: 

The proposed Land Development Code addresses wetlands as a biologically 
sensitive resource regulated through the Environmentally Sensitive Lands 
Regulations, Biology Guidelines in the Land Development Manual, and the 
Multiple Species Conservation Program Subarea Plan Guidelines. This is 
different from the existing certified code in that the proposed Land Development 
Code provides greater detail relating to wetland protection. The proposed code 
not only includes those regulations currently found in the existing code, but 
requires application of the biology guidelines and adds specific language · 
requiring avoidance of wetlands. The proposed code contains the following 
specific regulations: 

• Wetlands shall be avoided. 

• Wetland buffers shall be maintained around all wetlands to protect the 
functions and values of the wetland. 

• Any proposed development must occur within the "least r.cn::itive" 
portions of the site. A list of hierarchical resource categories is prv .. ::: 
in the guidelines. 

• Development is permitted only if necessary to achieve th(! allowable 
development area (25 percent). 

• Applicant shall confer with all applicable state and federal agencies before 
any public hearing for the development proposal is held. 

• Biology Guidelines in the Land Development Manual shall be applied to all 
development proposed into sensitive biological resources . 
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• Consistency with the Multiple Species Conservation Program Subarea 
Plan Guidelines is required. 

• Site-specific impact analysis is required for all development proposed into 
sensitive biological resources. 

• Mitigation requirements are formalized within the development regulations 
for sensitive biological resources. 

• All environmentally sensitive lands outside of the allowable development 
area shall be left in a natural state and be dedicated in fee to the City. 

• Grading requirements during wildlife breeding seasons are applied. 

The City believe·s regulating uses in wetlands through the supplemental 
regulations of the Environmentally Sensitive Lands Regulations fully implements 
the California Coastal Act, as well as the Multiple Species Conservation Program 
Subarea Plan and the City's Land Use Plans. 

COMPLIANCE WITH LAND USE PLAN: 

• 

None of the City of San Diego's Land Use Plans prohibit uses on parcels • 
containing wetlands. In some cases the community plans state that only uses 
allowed in the underlying zone are permitted. The goals and policies relating to 
resource protection are implemented through the supplemental regulations found 
in the Land Development Code. Therefore, the proposed Land Development 
Code would implement the stated goals of the land use plans. 

COMPLIANCE WITH COASTAL ACT: 

The Coastal Act does not limit or prohibit specific uses from being developed on 
parcels containing wetlands. Rather, §30233 of the Coastal Act provides 
performance standards that preclude "diking, filling, or dredging .. in existing 
wetlands. For example, a property containing wetlands which is zoned for 
residential use that could develop a single dwelling unit without dredging, filling, 
etc. would be allowed and would be consistent with the Coastal Act. The 
proposed Land Development Code fully complies with the Coastal Act in that it 
clearly states that wetlands shall be avoided and a wetland buffer shall be 
maintained around all wetlands as appropriate to protect the functions and 
values of the wetland. 
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• BENEFITS OF THE PROPOSED REGULATIONS: 

• Requires resource protection 

• Utilizes underlying zones 

• Provides reasonable use of land 

• Represents new approach to regulation 

• Requires additional and specific regulations 

• 
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QUESTION: 

DEVIATIONS AND ALTERNATIVE COMPLIANCE 
FOR ENVIRONMENTALLY SENSITIVE LANDS 

Should the deviation and alternative compliance processes for Environmentally 
Sensitive Lands be applicable in the Coastal Zone? 

DISCUSSION: 

The Land Development Code proposes to provide a mechanism through the 
deviation process or alternative compliance process that would allow properties 
which are severely constrained by the presence of environmentally sensitive· 
resources to achieve a minimal development area, thereby allowing reasonable 
use of their parcels. The guidelines for Environmentally Sensitive Lands in the 
Land Development Manual and the Multiple Species Conservation Program 
Subarea Plan Guidelines provide explicit examples of when the deviation and 
alternative compliance provisions can be applied . 

. Deviations: 

• 

• 

The deviation process is intended to. allow impacts to environmentally sensitive • 
. lands beyond the allowable 25 percent development area only in very limited 
circumstances. In order to make the findings necessary to grant deviations, the 
applicant must sufficiently justify the impact, ensufe that the proposed deviation 
is the minimum necessary to afford relief and ensure that there are no feasible 
measures that can further minimize the potential adverse effects on 
environmentally sensitive lands. The proposed deviation process is similar to the 
existing variance process in the certified code which is used to deviate from the 
development regulations. The deviation process requires strict findings similar to 
those required for a variance. Again, these provisions are intended to provide 
only minimal relief in those rare instances where strict application of the 
regulations would deprive a property owner of reasonable use of their land. 
Without any relief to the property owner through a deviation process, the city is 
left with the responsibility of litigating and perhaps compensating the owner who 
is denied reasonable use of their property. The Coastal Act states that there is 
to be a balancing of the policies of the Act with the rights of property owners. 

Example: A single dwelling unit is proposed on a residential lot that contains 
sensitive biological resources and lies wholly within the Multiple Habitat Preserve 
Area (MHPA). 
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Based on the proposed Land Development Code, the proposed project would be 
allowed a 25 percent development area (see Attachment C-5, labeled 
Development Area) and the development regulations would require that the 
project be sited on the least sensitive portion of the site. In this scenario, the 
least environmentally sensitive portion of the site is located on the opposite side 
of the site, furthest from the street access point. In this instance, a deviation 
could be requested to provide a driveway through the sensitive biological 
resources to access the development area portion of the site. Only the minimum 
site area necessary to provide the access would be allowed. 

(/) ... .., 
CD 
CD ... 

Driveway (additional encroachment) ! 25% 
\ ! Development 

'...,.... ~ .,.... _ _ _ j Area -- .;.; -.... : --- .... _. ... __ 

Biologically Sensitive Area 
- left undisturbed 

Least sensitive 
area 

In order to approve this project with a deviation, findings must be made that 
there are no feasible measures that can further minimize the potential adverse 
effects on environmentally sensitive lands. This means that the proposed project 
would have to consider all technically feasible alternatives (includin0 2W01danr:~) 
and provide economic evidence for why any mitigation measures are infeasiiJit;. 
Additionally, all projects with unmitigated impacts would need to provide 
California Environmental Quality Act (CEQA) Findings and a Statement of 
Overriding Considerations to the decision-maker. 

An additional finding must be made ensuring .that the proposed dcvi<J.tion is the 
minimum necessary to afford relief from special circumstances. In this example, 
the entire site is encumbered with sensitive biology and is entirely within the 
MHPA. Because the least sensitive area of the site is not easily accessible, 
some additional encroachment would be necessary to access the proposed 
house. Overall this proposal would result in minimum encroachment into the 
most sensitive portions of the site. Therefore, this deviation could be approved . 
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Deviation Summary: 

• 

• 

Findings· are very specific and require justification 

Findings require existence of unique circumstances in order to grant a 
deviation 

• Deviations cannot be granted to accommodate a development that clearly 
does not conform to the regulations when feasible measures could be 
incorporated to achieve compliance 

• Deviations may only be granted when there are no feasible measures that 
can further minimize the potential adverse effects on environmentally 
sensitive lands 

Deviations may only be granted when it is the minimum necessary to 
afford relief from special circumstances or conditions applicable to the 
land 

• The deviation process should not be considered for economic hardship in 
complying with the regulations 

Alternative Compliance: 

I 

• 

The alternative compliance process is intended to provide applicants a method to • 
comply with the hillside regulations in an alternative manner based on the unique 
constraints of the project Alternative compliance is only applicable to 
development on parcels containing steep hillsides and could include a request to 
encroach into the hillsides beyond the allowable 25 percent development area. 
Before development impacting a steep hillside can be approved, supplemental 
findings for Environmentally Sensitive Lands must be made. If alternative 
compliance is requested, additional findings must also be made. All findings 
ensure that the proposal is optimally sited to prevent adverse impacts on any 
environmentally sensitive lands and is in conformance with all applicable 
guidelines, land use plans and other applicable City regulations and policies. 

The alternative compliance process is not available for single dwelling units or for 
development that would impact any other environmentally sensitive lands. The 
purpose of alternative compliance is to permit development on steep hillsides 
when it complies with the land use plan and when it is implemented in the most 
appropriate manner. It is anticipated that alternative compliance would seldom 
be utilized (if at all) in the Coastal Overlay Zone due to the predominantly single 
dwelling unit development pattern found in the Coastal Zone. 
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Example: A subdivision is proposed where steep hillsides are present and 
where the community plan land use designation is residential. · 

Typical community plan policies state that "development can occur on steep 
hillsides if the development is carefully designed to preserve open space". In 
this scenario, a development proposal could utilize alternative compliance to 
encroach into the residentially designated steep hillsides, beyond the allowable 
25 percent development area, in order to achieve the residential development 
density as anticipated by the community plan. As outlined above, before 
alternative compliance could be approved, supplemental findings must be made 
to ensure that the proposal is optimally sited to prevent adverse impacts on 
environmentally sensitive lands and is in conformance with all applicable 
guidelines, land use plans, or other applicable City regulations and policies. 

Providing an alternative compliance process is a pragmatic recognition of the 
fact that the code cannot possibly identify every situation, and provide 
regulations that would. achieve compliance with the purpose and intent of City 
policies and regulations, and that a single solution may not necessarily be better 
or more effective than another. The new Land Development Code and Land 
Development Manual clarify and detail the intent and requirements of alternative 
compliance, whereas the existing code does not specifically address this issue, 
thereby making uniform application difficult and resource protection inconsistent. 

Alternative Compliance Summary: 

• Not available for Single Dwelling Units 

• Only available for projects with steep hillsides (and no other 
environmentally sensitive lands, such as sensitive biology) 

• Not available if steep hillsides are designated as Open Space in the land 
use plan 

COMPLIANCE WITH LAND USE PLANS: 

All of the City of San Diego's land use plans contain goals and objectives for 
future development that relate to the preservation or protection of sensitive 
resources. Both the deviation and alternative compliance processes require that 
in order for a decision maker to approve a project, it must comply with all the 
regulations and findings associated with the development permit. Development 
located in the coastal zone that requires a Coastal Development Permit would be 
subject to the Coastal Development findings which include: 

1. The proposed coastal development will not adversely affect sensitive 
coastal resource areas . 
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2. . The proposed coastal development will conform with the Local Coastal 
Program. 

. Projects requiring a Site Development Permit due to the existence of 
environmentally sensitive lands would be subject to the following findings: 

1. The site is physically suitable for the design and siting of the proposed 
development, and the development will result in minimum disturbance to 
environmentally sensitive lands. 

2. The proposed development will minimize the alteration of natural 
landforms and will not result in undue risk from geologic and erosional 
forces and/or flood and fire hazards. 

3. The proposed development will be sited and designed to prevent adverse 
impacts on any adjacent environmentally sensitive lands. 

4. The proposed development will not contribute to the erosion of public 
beaches or adversely impact local shoreline sand supply. 

5. The proposed development will not adversely affect the applicable land 
use plan. 

In addition, projects utilizing the alternative compliance process would be subject 
to the following findings: 

1. The proposed development conforms to the applicable·/and use plan. 

2. The proposed development is in conformance with the Steep Hillside 
Guidelines. 

3. Strict application of the steep hillside development area regulations would 
result in conflicts with other City regulations, policies, or plans. 

Finally, projects utilizing the deviation process would be subject to the following 
findings: 

1 . There area no feasible measures that can further minimize the potential 
adverse effects on environmentally sensitive lands. 

2. The proposed deviation is the minimum necessary to afford relief from 
special circumstances or conditions of the land, not of the applicant's 
making. 
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, COMPLIANCE WITH COASTAL ACT: 

• 

• 

• 

The policies found in §30001.5 state that the Coastal Act must assure orderly, 
balanced utilization and conservation of coastal zone resources. It also states 
that the constitutionally protected rights of private property owners must be 
balanced with the policies of the Coastal Act. Both the alternative compliance 
and deviation process require that in order for a decision maker to approve a 
project, it must comply with all the regulations and findings associated with the 
development permit. Development located in the coastal zone that requires a 
Coastal Development Permit will also be subject to the Coastal Development 
findings as stated above. 

BENEFITS OF THE PROPOSED DEVIATION AND ALTERNATIVE COMPLIANCE 
PROCESSES: 

• The deviation and alternative compliance processes provide possibility for 
relief for impacts to environmentally sensitive lands only when specific 
supplemental findings can be made 

• The deviation and alternative compliance processes provide relief for 
owners of constrained areas to allow reasonable use of their property 

• The alternative compliance process provides the applicant with a method 
to comply with the hillside regulation in an alternative manner based on 
the unique constraints of the project 

• The alternative compliance process can be utilized for impacts to steep 
hillsides only when it complies with the land use plan and when it is done 
in the most appropriate manner 

• The alternative compliance process facilitates the implementation of land 
use plans by allowing residential development to encroach into 
residentially designated steep hillsides in order to achieve the residential 
development pattern as anticipated by the community plan 
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DEVELOPMENT AREA 

QUESTION: 

Does the proposed "allowable 25 percent development area"· concept result in 
preservation of more environmentally sensitive lands than the existing sliding 
scale of encroachment currently allowed in the certified code? 

DISCUSSION: 

The "25 percent development area" is an important new concept proposed in the 
Land Development Code. It was created to limit the impact to sensitive 
resources on parcels of land containing any or all of the following 
environmentally sensitive lands: 

• sensitive biological resources; 
• steep hillsides; 
• coastal beaches; 
• sensitive coastal bluffs; and 
• 1 00-year floodplains. 

Development area refers to the areas of a site that do not contain sensitive 
resources, areas that were previously disturbed, and areas where encroachment 
into resources is permitted. The proposed allowable 25 percent development 
area restriction (which is applicable to parcels containing environmentally 
sensitive lands) will replace the sliding scale encroachment allowance currently 
used to regulate development on steep hillsides (see example below). The 25 
percent development area is the same standard developed to implement the · 
Multiple Species Conservation Program. It places priority on the preservation of 
biological resources within the Multiple Habitat Planning Area. 

The allowable 25 percent development area approach is based upon avoidance 
of resources on up to 75 percent of a parcel within the Multiple Species 
Conservation Program (MSCP) open space system or land constrained by steep 
hillsides. The proposed 25 percent development area would achieve the level of 
conservation necessary to implement the MSCP. Additionally, this approach 
would cumulatively achieve the same or greater level of hillside preservation as 
the current maximum 20 percent encroachment allowed by the current sliding 
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scale approach, because no encroachment would be allowed when less than 75 
percent of a site is constrained by steep hillsides. The new Land Development 
Code's 25 percent development area approach would require that all the 
development be located on the portion of the parcel that is not constrained by 
the steep hillsides prior to any encroachment into the hillsides. 

The allowable 25 percent development area approach is much less complicated 
than the currently used sliding scale. The sliding scale is cumbersome to 
calculate compared with a consistent 25 percent development area. The sliding 
scale approach also allows for 10 percent encroachment on parcels containing 
75 percent or less steep hillsides, whereas the proposed allowable 25 percent 
development area approach would not allow any encroachment if a parcel 
already were 25 percent developed (see Example 1 below), except in rare 
instances, i.e. to access development. 

Examples For Environmentally Constrained Lands, i.e. Steep Hillsides 

1. Development Area Calculation if 75% of Parcel is Constrained 

If the existing development area (area without steep hillsides) is more than 25 percent 
of the total site area (less than75 percent of the site contains steep hillsides), then no 
encroachment into the steep hillsides will be permitted. 

No encroachment permitted since 25%development 
area is achievable 
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2. Development Area Calculation if 85% of Parcel is Constrained ~ 

If the existing development area (area without steep hillsides) is less than 25 percent of • 
the total site area, then the allowable development area would include the amount of 
encroachment into steep hillsides necessary to achieve a total development area that is 
equal to 25 percent of the total site area. 

15% existing development area /85% steep hillsides 

Encroachment= 10% of site area for a total 
development of 25% 

10% Encroachment 

3. Development Area Calculation if 100% of Parcel is Constrained 

If a site has no existing development area (100 percent of the site contains steep • 
hillsides), a maximum 25 percent of the site area may be encroached upon to achieve 
the allowable 25 percent development area. 

No existing development /100% steep Hillside 

Encroachment= 25% of site area 

The 25 percent development area approach also would apply to parcels wholly 
or partially within biologically sensitive areas (Multiple Habitat Planning Area) 
similar to the examples shown above for steep hillsides. Additionally, the 
development regulations for biologically sensitive resources require that the 
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development area be located on the least sensitive portions of the site and the 
Biology Guidelines specifically list which types of habitats shall be considered 
more sensitive than others when determining where to locate development on a 
site. The guidelines also require that the sensitivity list be.used in combination 
with existing site-specific biological information, preserve configuration, habitat 
quality, wildlife movement and topography. Areas containing steep hillsides shall 
always be considered more sensitive than areas without steep hillsides. 

Summary: 

• The 25 percent development area approach would replace the current 
sliding scale approach which allows up to 20 percent of encroachment 
into steep hillsides 

• The 25 percent development area approach, as part of the 
Environmentally Sensitive Lands Regulations, would be applied on a City
wide basis 

• The 25 percent development area approach to steep hillsides would 
cumulatively achieve an equal or greater level of preservation than does 
the sliding scale approach 

• The Biology Guidelines and Steep Hillside Guidelines that are part of the 
Land Development Manual would apply as regulations and would provide 
real-world examples of how to apply the 25 percent development area 
provisions 

COMPLIANCE WITH LAND USE PLAN: 

Four certified land use plans (Mira Mesa, North City, Sorrento Hills and Torrey 
Pines) and one uncertified land use plan (La Jolla) include regulations that 
address the sliding scale approach to encroachment. The City believes the 
allowable 25 percent development area approach fully complies with the intent of 
these land use plans by preserving environmentally sensitive lands while 
allowing reasonable development area. 

COMPLIANCE WITH COASTAL ACT: 

The Coastal Act does not establish specific development regulations for impacts 
to sensitive resources. Rather, the policies in §30251, §30252 and §30253 of 
the Coastal Act provide general resource protection language relating to 
development in the Coastal Zone. The policies state that new development 
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should maintain and enhance scenic and visual qualities, public access and c 
coastal resources. The purpose of the Environmentally Sensitive Lands section •. 
of the new Land Development Code is to "protect, preserve and, where 
damaged restore, the environmentally sensitive lands of San Diego". The 
regulations ensure that only those impacts necessary to provide reasonable use 
of land may occur to steep hillsides and biologically sensitive resources. The 
new Land Development Code development regulations concerning 
environmentally sensitive resources adequately address the policies of the 
Coastal Act. 

BENEFITS OF THE DEVELOPMENT AREA CONCEPT: 

• Provides a City-wide preservation approach where cumulatively less 
encroachment will be allowed 

• Provides 25 percent allowable development area to provide reasonable use of 
land 

• Requires compliance with all regulations including Environmentally Sensitive 
Lands Regulations and Base Zone Development Regulations 

• Requires compliance with Steep Hillside Guidelines and Biology Guidelines 
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INTRODUCTION 

Thi-s User's Guide has been v:ritten to assist property owners and 
those in the building industry who are applying for permits to use or 
develop land in the City of San Diego. The purpose ofthe User's 
Guide is to explain how to find information in the Land 
Development Code. 

The' User's Guide contains examples from the Land Development 
Code regulations for illustration purposes only . 
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WHAT IS THE LAND DEVELOPMENT CODE? 

Chapters 11-14 of the Municipal Code are referred to as the Land Development Code. 
These chapters contain the city's planning, zoning, subdivision, and building 
regulations, with the exception of the planned d.istrict ordinance regulations, as 
discussed below. The Land Development Code is one of the tools used to implement 
the Progress Guide and Genetal Plan and the community plans, which establish the 
pattern and intensity ofland use throughout the City. 

HOW ARE PLANNED DISTRICT ORDINANCES AFFECTED BY 
THE LAND DEVELOPMENT CODE? 

Planned district ordinances are special zoning regulations that have been adopted by the 
City Council for certain geographic areas of the city. The planned districts have not 
been incorporated into the Land Development Code and remain in Chapter 10 of the 
Municipal Code. Although the planned districts remain in effect, where they rely on 
citywide zoning, subdivision, or building regulations, the new Chapter 11-14 
regulations will apply and the planned districts will be amended to refer to the new 
chapters. 

WHY WAS THE LAND DEVELOPMENT CODE ADOPTED? 

The preparation of the Land Development Code was initiated as part of the City's effort 
to simplify the"development process: Before· adoption of the Land Development Code 
on , planning, zoning, subdivision, and building regulations were 
scattered throughout several chapters of the Municipal Code. Additional requiremems 
were contained in Council Policies, technical manuals, and development guidelines. 
Finding all of the requirements th_at applied to a proposed development had become 
increasingly difficult as the City's land development process grew more c.omplex over 
the last several years. In many cases, the regulations had also become too complicated 
and the review process, too unpredictable. 

The Land Development Code consolidates all development regulations into a sequence 
of four chapters of the Municipal Code.· Technical manuals, standards, and guidelines 
are being consolidated into a Land Development Manual that is referenced by the code 
where applicable (see page 17). Use and development regulations ~ave been simplified, 
where appropriate, and organized into tables. The review process has been streamlined 
by reducing the number of different types of pennits from over 80 to 14; 7 of which are 
discretionary pennits, and by establishing a unifonn decision process. 

... 
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FINDING INFORMATifJN IN THE LAND DEVELOPMENT CODE 

Several tools have been incorporated into the Land Development Code to make the 
regulations easier to find and understand. 

• The Land Development Code, like other parts of the Municipal Code, is 
organized by chapters, articles, divisions, and sections. All regulations in the 
Land Development Code are identified by a 7-digit number, which is referred to 
as the "section number." By reading the section number from left to right, you 
can tell in which chapter, article, and division the section is located. 

• 

EXAMPLE 

.--, ______ § 1tf'TI-----__,, 
Chapter 11 Arti~le 1 Divi

1

sion 1 Section 1 

Chapters have been organized by topic, with Chapters 11 and 12 providing the 
procedures for review and approval of applications for development, and Chapters 
13 and 14 providing the regulations that govern the use, design, and construction 
of buildings. A more detailed outline of the chapters is provided on the next page. 

• Each chapter contains a table of contents that identifies all articles, divisions, and 
sections in the chapter so that the user can find information more quickly. 

• Each chapter, article, division, and section has been titled to reflect the content of 
the regulations. 

• Pages in' the Land Development Code are nu~bered differently than other 
parts of the Municipal Code. At the bottom of each page is a box that provides 
the chapter, article, and division number, as well as the page number. Pages 
are numbered by division. 

EXAMPLE 

Ch. Art. Div. 
j1aj 1 I s WJ • 
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CHAPTER OUTLINE 

Chapter 11 
LAND DEVELOPMENT 

PROCEDURES 

Article 1 General Rules and 
Authority 

Article 2 Required Steps in 
Processing 

Article 3 Land Development Tenns 

Chapter 12 
LAND DEVELOPMENT 

REVIEWS 

Article 1 General Infonnation on 
Required Reviews and 
Enforcement 

Article 2 Land Use Plans 

Article 3 Zoning 

Article 4 Agreements 

ArticleS . Subdivision Procedures 

•' 
Article 6 Development Pennits 

Article 7 Previously Confonning 
Premises and Uses 

Article 8 Implementation 
Procedures for CEQA 
and the State CEQA 
Guidelines 

Article 9 Construction Pennits 

Chapter 13 
ZONES 

Article 1 Base Zones 

Article 2 Overlay Zones 

Chapter 14 
GENERAL REGULATIONS 

Article 1 Separately Regulated 
Use Regulations 

Article 2 General Development 
Regulations 

Article 3 Supplemental 
Development Regulations 

Article 4 Subdivision Regulations 

Article 5 Building Regulations 

·Article 6 Electrical Regulations 

Article 7 Plumbing and 
Mechanical Regulations 

.) 

•• 

.} 
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HOW TO FIND THE ZONING REGULATIONS FOR YOUR 
PROPERTY 

The first step in determining the zoning regulations that apply to your property is to find 
your site on the Official Zoning Maps. These maps show the base zones and overlay 
zones for all private property in the city (see box on page 6for a description of base zones 
and overlay zones). The Official Zoning Maps are available for viewing or purchase from 
the Development Services Division. Zone information may also be obtained by phone by 
calling 619-~36-6270. You will need to provide the street address or the legal description 
of the property. 

After you've determined in which base zone your property is located, refer to Chapter 13, 
Article 1 to find the permitted uses and the applicable development regulations as 
described in the sections below. If your property is also within an overlay zone, refer to 
Chapter 13, Article 2 to find the supplemental regulations. 

HOW TO DETERMINE WHAT 
USES ARE ALLOWED ON 
YOUR PROPERTY 

Look in Chapter 13, Article I, Divisions 
1-6 to find the uses permitted in each 
base zone. Divisions 2-6 contain a use 
regulations table that lists the permitted 
uses for each zone, those that are allowed 
with specified limitations, and those that 
require a use permit. 

The tables do not list every use that may 
be allowed in each zone; they identify use 

Article 1 

Division 1 

Division 2 
Division 3 
Division 4 
Division 5 
Division 6 

Chapter 13 
ZONES 

Base Zones 

General Rules for 
Base Zones 
Open Space Base Zones 
Agricultural Base Zones 
Residential Base Zones 
Commercial Base Zones 
Industrial Base Zones 

categories and subcategories, which are groups of uses that have similar physical 
or operating characteristics. In the example of the use regulations table on page 7, the 
table shows the use categories of"Vehicle & Vehicular Equipment Sales & Service," 
"Wholesale, Distribution, Storage," and "Industrial." Subcategories are listed for each of 
these categories. Descriptions of the use categories and subcategories are provided in 
Chapter 13, Article 1, Division 1. If you are unsure what use category or subcategory a 
particular use would be in, review the descriptions in Division 1. 

Some uses that are allowed in certain base zones may be accessory uses in other zones. 
The regulations for accessory uses are in Chapter I 3, Article I, in the section titled 
"Additional Use Regulations" for the base zone. 
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WHAT ARE BASE ZONES? 

All private property in the city is in a base zone. Base zone designations identify the 
uses allowed on a property and the development regulations that apply to the 
property. 

The base zone is composed of four designators: 

• The 1st designator is a letter that identifies one offive basic zone 
types--agriculture (A), open space (0), residential (R), commercial (C), 
or industrial (I) 

• The 2nd designator is a letter that identifies a more specific category of 
agriculture, open space, residential, commercial, or industrial zone--for 
example, multiple-unit residential (RM) or neighborhood commercial (CN) 

• The 3rd designator is a number that identifies a package of uses that may be 
permitted {called a use package) 

• The 4th designator is a number that identifies a package of development 
regulations, such as maximum height or lot size (calted a development 
regulations package) 

BASE ZONE EXAMPLE 

CN-1-2 

TYPE OF ZONE: COMMERCIAL~· I L DEVELOPMENT REGULATIONS 
PACKAGE: 2 

CATEGORY: NEIGHBORHOOD USEPACKAGE: 1 

WHAT ARE OVERLAY ZONES? 

Some property may also be in an overlay zone. Overlay zones are applied to specific 
geographic areas to modify the regulations of the base zone. Overlay zones address 
specific issues such as development of property surrounding an airport, special height 
limits, additional parking requirements, or design requirements to implement a 
community plan. Overlay zones are applied in conjunction with a base zone and are 
designated on the official zoning maps with the acronym formed by the title of the 
overlay zone shown after the base zone. For example, where the Community Plan 
Implementation Overlay Zone has been applied to a neighborhood commercial site, 
the zone would be shown as CN-1-2/CPIOZ. 

• 

.) 



• Use Zone Designator 

Categories/Subcategories 1st & 2nd>-
[See Section 131.0112 for an 
explanation and descriptions of 
the Use Categories, 
Subcategories, and Separately 
Regulated Uses] 

3rd >-

4th,... 

Vehicle & Vehicular Equipment Sales & 
Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & Supplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular 
Equipment Sales & Service Uses 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered 
Motor Vehicles as a Primary Use 

Wholesale, Distribution, Storage 

• Equipment & Materials Storage Yards 

Moving & Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, 
and Storage Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards located 
Off-site ,, 

Industrial 

Heavy Manufacturing 

Light Manufacturing 

Marine Industry 

Research & Development 

Trucking & Transportation Terminals 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility 

Hazardous Waste Treatment Facility 

• Marine Related Uses Within the 
Coastal Overlay Zone 

Mining and Extractive Industries 

Zones 

CR· CO· 

1- 2· 1-

1 1 , 1 2 

p p . 
p p . 
p p . 
p p . 
p p . 

N N N 

c c . 

. p . 

. p . 

. pltl) . 

. p\11) . 

. c . 

. . . 
L L L 

. . . 

. p{ll) . 
p p . 
p p p 

p p . 

. . . 

. . -
c c c 

. . . 

Page 7 

A section of the use 
regulations table from the 
commercial zones is shown to 
the left. This example shows 
the CR-1-1, CR-2-1, C0-1-1, 
and C0-1-2 zones. 

To find the uses allowed on 
your property, first find your 
zone categmy (the 1st and 2nd 
designators) and use package 
(the 3rd designator) in the 
column headings. (The 4th 
designator shows the 
development regulations 
packages that apply in each 
zone.) Next, look at the use 
categories and subcategories in 
the left-hand column to find 
the uses that are allowed in 
each zone. The tables indicate 
allowed uses in four ways: 

"P" indicates that the use is 
pennitted by right, which 
means that no additional 
review or action by the City is 
required for this use to occur, 
other than the processing of 
construction pennits . 

11L'' indicates that the use is 
pennitted with limitations. 
The limitations may consist of. 
minimum development 
standards, restrictions on 
operations, or other 
supplemental regulations. 
These supplemental 
regulations are in Chapter 14, 
Article 1 (Separately 
Regulated Use Regulations). 
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"N" indicates that the use requires approval of a Neighborhood Use Permit (NUP). •·1 
NUPs are required for those uses that have the potential for limited, identifiable impacts 
on surrounding development within the immediate area. Uses requiring an NUP may 
be permitted in accordance with Process Two. The procedure for obtaining an NUP 
is described in Chapter 12, Article 6, Divisions 1 and 2. The development regulations 
for NUPs are in Chapter 14, Article 1. 

"C" indicates that the use requires approval of a Conditional Use Permit (CUP). CUPs 
are required for those uses that have the potential for significant impacts on surrounding 
development within a wide area. Uses requiring a CUP may be permitted in accordance 
with Process Three, Process Four, or Process Five. The procedure for obtaining a CUP 
is described in Chapter 12, Article 6, Divisions 1 and 3. The development regulations 
for CUPs are in Chapter 14, Article 1. The·decision process for each use is also identified 
in Chapter 14, Article 1. · 

A use category or subcategory that is not permitted is shown as "-." 

HOW TO FIND THE 
REGULATIONS GOVERNING 
THE SIZE AND SCALE 
OF DEVELOPMENT 

Look in Chapter 13, Article 1, 
Divisions 2-6 to find the basic 
development regulations that govern 
the size and scale of development 
such as permitted density, requirements 
for lot size, setbacks, and structure 
height. Each division contains a 
development regulations table that lists 
the basic development regulations for each 

Article 1 

Division 1 

Division 2 
Division 3 
Division 4 

· Division S · 
Division 6 

Chapter 13 
ZONES 

Base Zones 

General Rules for 
Base Zones 
Open Space Base Zones 
Agricultural Base Zones 
Residential Base Zones 
Commercial Base Zones 
Industrial Base Zones 

base zone. The tables also refer to other sections in 'the Land Development Code 
that contain additio~l regulations that are applicable in the base zone. 

The development regulations tables for each type of zone are set up with a parallel 
structure to make finding the applicable regulations and comparing regulations among 
zones easier. 

• 

.) 



• Development Zone Designator 
Regulations 

1st & 2nd» CR· 

3rd » 1- 1 2-

4th» 1 

Max permitted residential denslty(1
) 1,500 

{sf perdu) 

Supplemental residential regulations applies 
[See Section 131.0540] 

Lot area 

Min Lot Area (sf) 15,000 

Max Lot Area (ac) -
Lot dimensions 

Min Lot Width (ft) 100 

Min street frontage (ft) 100 

Min Lot Depth (ft) 100 . 

Setback requirements 

Min Front setback (ft) 10 
Max Front setback (ft) -
[See Section 131.0543(a)(1 )] 

Min Side setback (ft) 10 

• Optional Side setback (ft) -
Side Setback abutting residential applies 
[See Section 131.0543{c)] 

Min Street Side setback (ft) 10 
Max Street Side setback (ft) -
[See Section 131.0543(a)(1) 

Min Rear setback (ft) 10 
Optional Rear setback (ft) -
Rear Setback abutting residential applies 
[See Section 131.0543(c}) 

Max structure height (ft) 60 

Min lot coverage (%) ,, -
Max floor area ratio 1.0('1) 

Floor Area Ratio bonus for mixed 1.0/50 
use/ Minimum percentage of 
bonus required for residential use 
[See Section 131.0546(a)] 

Floor Area Ratio bonus for child applies 
care 
[See Section 131.0546(b)] 

.Pedestrian paths (See Section · applies 
131.0550] 

Transparency [See Section 131.0552] -

• 
Building articulation [See Section applies 
131.0554) 

Street yard parking restriction [See -
Section 131.0555] . 

Zones 

CO-

1-

1 

1,000 

applies 

5.000 

-

50 

50 

100 

10(2) 
25 

10(3) 
0 

applies 

10(2) 
25 

193) 0 

applies 

45 

-
0.75(4) 

1.0/100 

-

applies 

applies 

applies 

applies 

2 

1,500 

applies 

5,000 

-

50 

50 

100 

10 
-
10(3) 
0 

applies 

10 -
10(3) 
0 

applies 

60 

-
1.5(4) 

1.5150 

applies 

applies 

-
applies 

-
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A section of the development 
regulations table from the 
commercial zones is shown to the 
left. This example shows the CR-
1-1, CR-2-1, C0-1-1, and C0-1-2 
zones. 

To find the regulations for your 
property, first find your zone 
category (the 1st and 2nd 
designators) and development 
regulations package (the 4th 
designator) in the column 
headings. (The 3rd designator 
shows the use regulations packages 
that apply in each zone.) Next. 
look at the left-hand column to 
find the regulations for lot area, 
lot dimensions, setbacks, height, 
etc. 

In most cases the regulation will 
be specified in the table. In 
some cases the left-hand column of 
the table will contain a reference 
to another section in the Land 
Development Code (see 
"Supplemental residential 
regulations" for example). The 
referenced section will provide 
additional regulations or 
clarification on the 
circumstances in which the 
regulations apply. 

If a footnote number is shown in 
the cells containing the 
regulation (see "Setback 
requirements" for example}, the 
footnotes at the end of the table 
will provide additional 
regulations or provide the code 
section that contains the 
additional regulations. 



----------·----·-· 
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HOW TO FIND OTHER 
DEVELOPMENT REGULATIONS 
THAT APPLY TO YOUR 
PROPERTY 

After you've found the use and devel
opment regulations for the base zone 
and any overlay zones, if applicable, 
look in Chapter 14 for additional city
wide development regulations that 
apply in all zones. 

If you're developing a limited use 
(identified in the use regulations tables 
with an "L"), a use that requires 

Chapter 14 
GENERAL REGULATIONS 

Article 1 

Article 2 

Article 3 

Article 4 
ArticleS 
Article 6 
Article 7 

Separately Regulated Use 
Regulations 

. General Development 
Regulations 
Supplemental Development 
Regulations 
Subdivision Regulations 
Building Regulations 
Electrical Regulations 
Plumbing and Mechanical 
Regulations 

processing a Neighborhood Use Pennit . 
(identified in the use regulations tables with an "N"), or a Conditional Use Pennit 
(identified in the use regulations tables with a "C") you'll need to look in Chapter 14, 
Article 1, Division 1 (Separately Regulated Use Regulations) for the applicable 
development regulations. The regulations in this division are organized by use in the 
same order as they appear in the use regulations tables. 

All development is subject to the gener:.al development regulations in Chapter 14, 
Article 2, whether or not a pennit or other approval is required. This article includes 
regulations for grading, drainage, fences, landscaping, parking, equipment screening, 
loading areas, outdoor storage, and signs. If the regulations require that you obtain a 
pennit for certain types of development, an applicability table will refer you to the 
appropriate sections within each division for the type of development proposed. 

If you're developing property that contains environmental or historical resources, look 
in Chapter 14, Article 3; Divisions 1 and 2 for the supplemental resource regulations. 

If you're proposing a development that requires a Neighborhood Development Pennit or a 
Site Development Permit (identified in the base zone development regulations), look in 
Article 3, Division 3 for the supplemental development standards. 

If you're proposing a Planned Development Pennit, look in Article 3, Division 4 to find 
the minimum development standards. 

If you're developing a single room occupancy hotel (SRO), discontinuing a mobilehome 
park, developing affordable housing, or converting or demolishing affordable housing 
in the Coastal Overlay Zone, you will need to review Chapter 14, Article 3, Divisions 
S-8 for the applicable regulations. 

• 

., 
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All development ·is subject to Chapter 14, Articles 4-7, which contain the regulations for 
subdivisions, and the Building Regulations, Electrical Regulations, and Plumbing and 
Mechanical Regulations. 

TYPES OF PERMIT REVIEW 

The Land Development Code establishes two general types of permit review: development 
review and construction review. 

Development review is a review of conceptual or schematic plans. The decision maker 
must exercise some discretion in determining whether the proposed development meets the 
applicable regulations, standards, and guidelines. A public hearing before the decision 
maker is required for projects subject to development review. The types of development 
proposals that require development review are subdivision maps and develo.pment permits 
(development permits are described below). 

Construction review is a review of final or construction plans. The decision maker's 
review is administrative or ministerial--the permit is approved if the regulations are met 
or denied if the regulations are not met. There is no public hearing. The types of. 
permits that require construction review are grading permits, building permits, electrical 
permits, plumbing and mechanical permits, right-of-way permits, and sign permits . 

TYPES OF DEVELOPMENT PERMITS 

The Land Development Code establishes seven types of development permits through 
which development review is conducted. 

Neighborhood Use Permits (NUPs) are required for uses that have the potentjal for 
limited and identifiable impacts on surrounding development within an immediate area. 
These uses are identified with the letter "N" in the use regulations tables in Chapter 13, 
Article 1, Divisions 2-6. Supplemental regulations are provided for these uses in Chapter 
14, Article 1. 'Expansion, enlargement, or resumption of a previously conforming use also 
requires an NUP. (Regulations for previously conforming uses are in Chapter 12, · 
Article 7 .) Regulations for processing NUPs are in Chapter 12, Article 6, Divisions 
1 and 2. NUPs are processed in accordance with Process Two. 

Conditional Use Permits (CUPs) are required for uses that have the potential for 
significant impacts on surrounding development within a wide area. These uses are 
identified with the letter "C" in the use regulations taples in Chapter 13, Article 1, 
Division 2-6. The purpose of the CUP process is to determine whether, and under 
what conditions, a specific use may be appropriate in a given location. Supplemental 
regulations for these uses are provided in Chapter 14, Article 1. Regulations for 
processing CUPs are in Chapter 12, Article 6, Divisions 1 and 3. CUPs are processed 
in accordance with Process Three, Process Four, or Process Five. 
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Neighborhood Development Permits (NDPs) are required for developments that have •. 
the potential for limited impacts on surrounding property. The base zone regulations } 
specify what types of development proposals require an NDP. Supplemental devel-
opment regulations are provided in Chapter 14, Article 3, Division 3. Regulations for 
processing NDPs are in Chapter 12, Article 6, Divisions 1 and 4. NDPs are processed 
in accordance with Process Two. 

Site Development Permits (SDPs) are required.for developments that, because of their 
location, size, or some other characteristic, may have significant impacts on resources 
or on the surrounding area. The base zone regulations specify what types of development 
proposals require an SDP. Supplemental regulati.ons are provided in Chapter 14, 
Article 3, Division 3. Regulations for processing SDPs are in Chapter 12, Article 6, 
Divisions 1 and 5. SDPs are processed in accordance with Process Three, Process Four, 
or Process Five. 

Planned Development Permits (PDPs) are an optional permit process that allows 
flexibility in the application of development regulations in exchange for imaginative 
and innovative design. Minimum planned development standards are provided in 
Chapter 14, Article 3, Division 4. Regulations for processing PDPs are in Chapter 
12, Article 6, Divisions 1 and 6. PDPs are processed in accordance with Process 
Three, Process Four, or Process Five. 

Coastal DeYelopment Permits (CDPs) are required for development in the Coastal 
Overlay Zone, except as provided in Chapter 12, Article 6, Division 7. Regulations 
for processing CDPs are in Chapter 12, Article 6, Divisions 1 and 7. CDPs are 
processed in accordance with Process Two or Process Three. 

Variances are an optional permit process that provides relief from the strict application 
of development regulations where reasonable use of the property would otherwise be 
denied because of special circumstances unique to the property. Regulations for 
processing variances are in Chapter 12, Article 6, Divisions 1 and 8. Variances are 
processed in accordance with Process Three. 

•.) 

.) 
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DECISION PROCESS 

All permits to use or develop land that are issued by the City of San Diego fall under 
one of five process types. These process types are shown in the following diagram. 

PROCESS ONE 

Application/ 
Plans 

Submitted 

PROCESS TWO 

Application/ 
Plans 

Submitted 

.. 
• .. 

PROCESS THREE 

Application/ • Plans .. 
Submitted 

PROCESS FOUR 

Application/ • • Plans .. 
Submitted 

PROCESS FIVE 

Application/ -. 
Plans .. Submitted 

Key 

Staff Level 
Review 

Staff Level 
Review 

Staff Level 
Review 

Staff level 
Review 

Staff Level 
Review 

.. 

.. 
• .. 
•• .. 
• .. 

Staff Decision 
to 

Approve/Deny 

Staff Decision 
to 

ApproveiDeny 

Hearing 
Officer 

Hearing 

·.Planning 
Commission 

Hearing 

Planning 
Commission 
Recommen-

dation 
Hearing 

0 .. 
• .. 
• .. 
• .. 

Appeal Filed • Appeal 

to Board of Hearing by 

Zoning .. Board of 
Zoning Appeals Appeals 

Appeal Filed • Appeal 
to P.C. or Hearing by 
Board of .. P.C. or Board 
Zoning of Zoning 

Appeals Appeals 

Appeal Filed • Appeal 
to City .. Hearing by 

Council City Council 

. City Council 
Hearing 

• Public Notice to Property Owners and Tenants within 300 Feet and to Community Planning Groups 

0 "limited" Notice to Applicant and Anyone Requesting Notice 
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ZONE CONVERSION CHART 

On the effective date of the Land Development Code, all zones that were established in Municipal Code 
Chapter 10, Article 1, Division 4 will be amended and replaced with the zones established in Chapter 13, 
Article 1 (Base Zone) and Article 2 (Overlay Zones). The tables below list the Chapter 10 zones and the 
replacement Chapter 13 zones. · 

I Chapter 10 Zone I Chapter 13 Zone I Chapter 10 Zone Chapter 13 Zone 

OS-P,OS-R OP-1-1 RJ-8,000 in urbanized RS-1-5 

OS-OSP OP-2-1 
communities 

FC,FW OF-1-1 
R1-6,000 in urbanized RS-1-6 
communities · 

OS-TOR no proposed zone Rl-5,000 in urbanized RS-1-7 
no existing zone OC-1-1 communities 

no existing zone OR-1-1 Rl-4,000 in planned/ RS-t-8 
future urbanizing areas 

no existing zone OR-1-2 
Rl-20,000 in planned! RS-1-9 

A-1-5, A-1-10 AR-1-1 future urbanizing areas 

A-t-1 AR-l-2 Rl-15,000 in planned! RS-1-10 

A-1-20 no proposed zone 
future urbanizing areas 

A-1-40 no proposed zone R1-10,000 in planned! RS-1-11 
future urbanizing areas 

no existing zone AG-1-1 
R 1-8,000 in planned! RS-1-12 

no existing zone AG-1-2 future urbanizing areas 

no existing zone RE-1-1 R1-6,000 in planned! RS-1-13 

no existing zone RE-1-2 
future urbanizing areas 

· no existing zone RE-1-3 
Rl-5,000 in planned! RS-1-14. 
future urbanizing areas 

R1-40,000 in RS-1-1 
urbanized communities 

no existing zone RX-1-1 

Rl-20,000 in RS-1-2 
Rl-5,000/SLO RX-1-2 

urbanized communities no existing zone RT-1-1 

Rl-15,000 in RS-1-3 no existing zone RT-1-2 
urbanized communities 

no existing zone RT-1-3 
Rl-10,000 in RS-1-4 
urbanized communities · no existing zone RT-1-4 

• 
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• Chapter 10 Zone Chapter 13 Zone I Chapter 10 Zone I Chapter 13 Zone I 
R-3000 RM-1-1 C-1/PCOZ CC-4-4 

R-2500 RM-1-2 CBD CR-1-1 

R-2000 RM-1-3 CP CP-1-1 

R-1750 RM-2-4 no existing zone CN-1-1, CN-1-3 

R-1500 RM-2-5 no existing zone CC-1-1, CC-1-2 

R-1250 RM-2-6 no existing zone CC-2-1, CC-2-2 

R-1000 RM-3-7 no existing zone CC-3-5 

R-800 RM-3-8 no existing zone CC-4-1, CC-4-3, 

R-600 RM-3-9 
CC-4-5 

R-400 RM-4-10 
no existing zone CC-5-l, CC-5-2, 

CC-5-3, CC-5-4, 

R-200 RM-4-11 CC-5-5 

RV RM-5-12 no existing zone CR-2-1 

CN CN-1-2 no existing zone C0-1-1 

• CA CC-1-3 

CA-RR CC-2-3 

SR IP-1-1 

M-IP IP-2-1 

cc CC-3-5 M-18 IL-2-1 

co C0-1-2 M-SI IS-1-1 

CR CV-1-1 M-1, MI-A IL-3-1 

cv CV-1-2 M-2, M-2A, IH-2-1 
M-Ll 

C, C/PCOZ CC-4-5 
no existing zone IL-1-1 

C-1 ~CC-4-2 
no existing zone IH-1-1 

• 
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Mobile Home Parks 

no 

no 

no 

no 

He 

Community Plan Implementation Overlay Zone 
101 

Hillside Review Overlay Zone (101.0454) 

Single-Family Rental Overlay Zone (101.0461) 

Resource Protection Ordinance (101.0462) 

One-Family Dwelling Rental Regulations (101.0463) 

Coastal Overlay Zone 

Coastal Height Limit Overlay Zone 

Sensitive Coastal 

Zone 

Community Plan Implementation Overlay Zone 

none (replaced by Chapter 14, Article 3, 
Division 1 Environmental Sensitive 

none 

none 

none 

none 

none (parking regulations replaced by the Parking 

.) 
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INTRODUCTION 

Scope 

LAND DEVELOPMENT MANUAL 
Outline 

Amendments 
Chapter Summaries 

VOLUME I APPLICATIONS 

Chapter 1 

Chapter 2 
Chapter 3 

Land Development Permit Thresholds: 
When Do I Need to Get a Development Permit? 
Submittal Requirements 
Fees and Deposits 

VOLUME 2 DEVELOPMENT REVIEW 

Chapter 1 
Chapter 2 
Chapter 3 
Chapter 4 
Chapter 5 

APPENDICES 

Biology Guidelines 
Coastal Bluffs and Beaches Guidelines 
Historical Resources Guidelines 
Landscape Guidelines 
Steep Hillside Guidelines 
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[The following are existing support documents that will be considered appendices to the Land 
Development Manual.] 

A. 
B. 
c. 
D. 
E. 
F. 
G. 
H. 
I. 
J. 
K. 
L. 
M. 
N . 
0. 
P. 

City C.E.Q.A. Guidelines 
Coastal Development Information Guide 
Drainage Design Manual 
Equestriali' Trails and Facilities 
Technical Guidelines for Geotechnical Reports 
Manual for the Preparation of Land Development and Public Improvement Plans 
Reclaimed Water Manual 
Solar Design Guidelines for Subdivision and PRDs 
Standard Drawings 
Street Design Manual 
Subdivision Approval Process Manual· 
Subdivision Manual 
Temporary Off-Premises Subdivision Directional Signs 
Transit-Oriented Development Design Guidelines 
Trip Generation Manual 
Water and Sewer Design Guide 
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LAND DEVELOPMENT MANUAL 
SUMMARY 

The Chapters of the Land Development Manual are summarized below. For each chapter there ·is a brief 
description, the department and division responsible for its implementation, and the date of ·the latest 

: . . 

update. Note that Volumes I and II will be adopted concurrent with the coqe update, while the appendices are 
existing documents. 

CHAPTER 

1. ~'D DEVELOPMENT PERMIT 
TIIRESHOLDS 

2. SUBMIITAL REQUIREMENTS 

3. FEES Al'<'D DEPOSITS 

1. BIOLOGY GUIDELINES 

2. COASTAL BLUFFS Al\'D BEACHES 
GUIDELINES 

3. HISTORJCAL RESOURCES 
GUIDELTho'ES 

4. LAl'<'DSCAPE GUIDELINES 

S. STEEP HILLSIDE GUIDELINES 

A. C.E.Q.A. GUIDELINES; CITY 

B.COASTALDEVELOPMENT 
INFORMATION GUIDE 

C. DRAINAGE DESIGN MANUAL 

D. EQUESTRIAN TRAILS AND . 
FACILITIES 

DESCRimON RESPONSmLE 
DEPT.IDIV. 

VOLUME 1: APPLICATIONS AND PROCESSING 

Explains when a permit is required. Development Services/ 
Land Development Review 

Identifies submittal requirements for all Development Services/ 
development approval processes. Land Development Review. 

Identifies fees/deposits for all development Development Services/ 
approval processes. Land Development Review 

VOLUME II: DEVELOPMENT REVIEW 

Guidelines to aid in the implementation and Development Services! 
interpretation of the Environmentally Sensitive Land Development Review 
Lands Regulations (ESL) and the Open Space 
Residential (0R·1·2) Zone, and to provide 
standards for the determination of impact and 
mitigation under the CEQA. 

Clarifies environmentally sensitive lands Development Services! 
regulations for coastal bluffs and beaches. Land Development Review 
Explains bow to measure coastal bluff edge. 

Guidelines to be used in conjunction with the Development Services/ 
Historical Resources regulations, including, Land Development Review 
including archaeological guidelines. 

Establishes the landscape standards, guidelines, Development Services/ 
and crileria for both public and private project Land Developmen~ Review 
necessaey to implement the various requirements 
associa1ed with land development. 

Standards and guidelines inlended to assist in the Development Services/ 
interpretation and implementation of the Land Development Review 
development regulations for sleep hUlsidei. 

APPENDICES 

Local policies and procedures for implementing Development Services/ 
the California Environmental Quality Act. Land Development Review 

Provides an overview of the City's Local Coastal Development : ••. 
Program and assists persons applying for City Land Development Review 
permits within the Coastal Zone. 

A guide for designing drainage and draii'llge· En&ineering & capital 
related facnities. Projects/ 

Design 

Guidelines for development and rnainlenance, &Economic 
as well as recommendations and priorities for Development/ 
publicly developed equestrian traUs. Community Planning & 

Development 

LATESTllPDATE • 

To be prepared after 
code adoption. 

To be amended after 
code adoption. 

To be amended after 
code adoption. 

To be adopted with 
code adoption. 

To be adopted with 
code adoption. 

To be adopted with 
code adoption. 

To be amended with 
code adoption. 

To be adopted with 
code adoption. 

Januaey 1994 

November 1988 

Apri11994 

FebruarY 1975 

) 



• 
1. 

• 

• 

• 

CHAPTER 

E. GEOTECHJ\1CAL REPORTS; 
TECHNICAL GUIDELINES FOR 

F. LAND DEVELOPMENT AND 
PUBLIC IMPROVEMENT PLANS; 
MANUAL FOR TilE 
PREPARATION OF 

G. RECLAIMED WATER 
MANUAL 

H. SOLAR DESIGN GUIDELINES 
FOR SUBDMSIONS AND 
PLA.Nrlo'ED RESIDENTIAL 
DEVELOPMENTS 

I. STM'DARD DRAWINGS 

J. STREET DESIGN MANUAL 

K. SUBDIVISIO!Ii APPROVAL 
PROCESS MANUAL 

L. SUBDIVISION MA!'\1JAL 

M.TEMPORARY OFF·PREMISES 
SUBDIVISIO!Ii DIRECTIONAL 
SIGNS 

N. TRANSIT-ORIENTED 
DE\'ELOPl\IE!'.T DESIGN 
GUIDELI!'.'ES 

0. TRIP GEflo"ERATION MM'UAL 

,, 

P. WATER & SE\\'ER DESIGN 
GUIDE 

DESCRIPTION 

Guidelines for preparation of geotechnical 
rcpons. 

Guidelines for preparation and submittal of 
grading, landscape, and public improvement 
plans, including sample bond estimates and 
drawings. 

Provides standards and guidelines for design and 
installation of distribution and irrigation systems 
that use reclaimed water. 

Guidelines for location and orientation of 
structures to achieve optimal passive solar energy 
opportunities. 

Includes standard detail and design drawings for 
various structures, drainage systems, electrical 
systems, surface improvements, sewage systems, 
and irrigation systems. 

Standards and guidelines for the design of public 
and private streets. 

Procedure manual for processing subdivision 
maps. 

Provides standards. guidelines and requirements 
for the submittal, production and review of 
subdivision maps and documents related to 
interests in real property. 

Application criteria. locational criteria, and 
construction and maintenance standards. 

Development patterns and design guidelines to 
reduce automobile dependence and support 
ahemative modes of transportation. 

A collection of information about vehicular 
traffic attracted to and produced by different 
uses of land. 

Summarizes/outlines policy, practices and 
procedures for planning/design of sewer and 
water facilities. Developed to increase efficiency 
ofW.U.D. operations. 

Page 19 

RESPONSIBLE LA TEST UPDATE 
DEPT./DIV. 

Development Services/ October 1988 
Plan Check Services 

Development Services/ 1987 
Land Development Review 

Water Utilities/ 1993 
Water Distribution 

Development Services/ December 1985 
Land Development Review 

Engineering & Capital September 1994 
Projects/ 
Design 

Engineering & Capital July 1987. A draft 
Projects/ update is under 
Design consideration by 

Council. 

Development Services/ 1967 
Land Development Review 

Development Services/ 1983. Update to be 
Land Development Review prepared . 

Development Services/ May 1985 
Land Development Review 

Community & Economic Augustl992 
Development/ 
Community Planning & 
Development 

Community & Economic August 1990 
Development/ 
Community Planning & 
Development 

Engineering & Capital September 1994 
Projects/ 
Water & Waste Water 
Facilities 



.,, 

• 

• l 



• 

• 

• 
DRAFT 
Revised 
November 1997 

San Diego Municipal Code 

Land Development/ 
Zoning Code Update 

RECORD PACKET COPY 

Note: This Draft Document was Adopted by City Council on 
DecemberS, 1997. The regulations do not become effective 
until after approval by the Catifomia Coastal Commission. 
Commission Hearings are anticipated in March·April1998. 



• 

• 

• 



• 

• 

• 0 
Printed on recycled paper 

San Diego Municipal Code 

Land Development/ 
Zoning Code Update 
Mayor 
Susan Golding 

Council 
Harry Mathis 
Byron Wear 
Christine Kehoe 
George Stevens 
Barbara Warden 
Valerie Stallings 
Judy McCarty 
Juan Vargas 

Planning Commission 
Christopher Neils, Chairperson 
William Anderson, Vice Chairperson 
Trish Butler 
Vema Quinn 
Andrea Skorepa 
David Watson 
Frisco White 

Past and Present Citizens Advisory Committee Members 
John Fowler, Chairperson 
David Abrams 
Craig Adams 
David Crawford 
Jan Fuchs 
Walter Heiberg 
Carol Landsman 
John Leppert, Jr. 
Tony Lettierri 
Gail Macleod 
Linda Michael 
Rebecca Michael 
Tess Nelson 
Guy Preuss 
Kurt Puttkammer 
Jim Roberts 
Paul Robinson 
Steve Silverman 
Michael Sprague 
Hedy St. John 
Gary Rose Weber 
John Ziebarth 

This information, document, or portions thereof, will be made available in alternative formats 
upon request. 



• 

• 

• 



• 
Code Contents 

Chapter 11 - Land Development Procedures 

Chapter 12 - Land Development Reviews 

• 
Chapter 13 - Zones 

Chapter 14 - General Regulations 

• 



• 

• 

• 



• 

• 

• 



• 

• 

• 



• San Diego Municipal Code 

Land Development/ 
Zoning Code Update 

• 

Chapter 11 

• 



• 

• 

• 



• 

• 

• 

Table of Contents: Chapter 11 
Article 1 : General Rules and Authority 

Division 1: General Rules for Land Development Code 

§ 111.0101 
§ 111.0102 
§ 111.0103 
§ 111.0104 
§ 111.0105 
§ 111.0106 

Title .......... · ............................... · · · ..... · · ·- · 
Purpose of the Land Development Code ......................... . 
Headings in the Land Development Code ........................ . 
Retention of Existing Ordinances, Rules, or Regulations . . . . . . . . . . . . . 1 
Hierarchy of Decision-Making Authority . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Land Development Manual . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 

Division2: Land Development Authorities and Advisory Boards 

§ 111.0201 
§ 111.0202 
§ 111.0203 
§ 111.0204 
§ 111.0205 
§ 111.0206 
§ 111.0207 
§ 111.0208 

City Council . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Planning Commission . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Board of Zoning Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Hearing Officer . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
City Staff . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Historical Resources Board . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Board of Building Appeals and Advisors . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Board of Engineering Appeals and Advisors . . . . . . . . . . . . . . . . . . . . . . . 5 

Article 2: Required Steps in Processing 

Division 1: Applications 

§ ll2.0101 
§ 112.0102 
§ 112.0103 

Preapplication Conference . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Application Process . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . I 
Consolidation of Processing . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 

Division2: Fees and Deposits 

§ 112.0201 
§ 112.0202 
§ 112.0203 

Division3: Notice 

§ 112.0301 
§ 112.0302 
§ 112.0303 
§ 112.0304 
§ 112.0305 
§ 112.0306 
§ 112.0307 
§ 112.0308 
§ 112.0309 

Establishment of Fees and Deposits ......................... :. . . 1 
Collection of Fees or Deposits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Waiver ofFees or Deposits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 

Types of Notice . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Notice by Mail . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Published Notice . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Posted Notice . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Notice for Land Use Plans or Zoning Ordinances . . . . . . . . . . . . . . . . . . . 4 
Notice for Coastal Development Permits . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Notice for Local Coastal Programs and Implementing Ordinances . . . . . . 4 
Notice for Appeal Hearings . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Failure to Receive Notice ...................................... 5 

1 



Division4: Public Hearings 

§ ll2.0401 Procedures for Public Hearings . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 

DivisionS: Decision Process 

§ 112.0501 
§ l12.0502 
§ 112.0503 
§ 112.0504 
§ 112.0505 
§ 112.0506 
§ 112.0507 
§ 112.0508 
§ 112.0509 
§ 112.0510 
§112.05ll 

Overview of Decision Process .................................. 1 
Process One ................................................. 2 
Process Two ................................................ 2 
Process Two Appeal Hearing ................................... 2 
Process Three . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Process Three Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Process Four ................................................ 4 
Process Four Appeals ......................................... 4 
Process Five . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5 
Contents of Appeal Applications ................................ 6 
No Development During Appeal Period ........................... 6 

Article 3: Land Development Terms 

Division 1: Definitions 

§ 113.0101 
§ 113.0102 
§ 113.0103 

Purpose ofDefinitions ........ .-................................ 1 
Identification of Definitions . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
Definitions . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . I 

Division2: Rules for Calculation and Measurement 

§ 113.0201 
§ 113.0202 
§ 113.0210 
§ 113.0213 
§ 113.0216 
§ 113.0219 
§ 113.0222 
§ 113.0225 
§ 113.0228 
§ 113.0231 
§ 113.0234 
§ 113.0237 
§ 113.0240 
§ 113.0243 
§ 113.0246 
§ 113.0249 
§ 113.0252 
§ 113.0255 
§ 113.0258 
§ 113.0261 
§ 113.0264 
§ 113.0267 
§ 113.0270 

Purpose of Rules for Calculation and Measurement . . . . . . . . . . . . . . . . . 1 
When Rules for Calculation and Measurement Apply . . . . . . . . . . . . . . . . 1 
Determining Attic . . . . . . . . . . . . . . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Determining Building Envelope ................................. 2 
Determining Building Facade ................................... 3 
Determining Coastal Bluff Edge ................................. 4 
calculating Density . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Measuring Distance Between Uses ............................... 5 
Determining Existing Grade . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6 
Determining Proposed Grade ................................... 8 
Calculating Gross Floor Area ................. : ................. 8 
Determining a Lot . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16 
Calculating Lot Coverage . . . .. . .. . .. . . . . . .. .. . .. . . . . . . . . . . . . .. 17 
Measuring Lot Depth and Lot Width .. .. . . . .. .. .. . .. . . .. .. . .. .. . 18 
Determining Property Lines .. .. . . . . . . . . . . . . .. . . .. . . . . . . . . . . .. . 18 
Determining Setback Line ..................................... 20 
Measuring Setbacks ......................................... 20 
Calculating Sign Copy Area ................................... 20 
Calculating Sign Face ........................................ 21 
Determining a Story . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 21 
Determining Street Wall . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 23 
Determining Street Wall Line .................................. 24 
Measuring Structure Height ................................... 25 

11 

• 

• 

• 



• 

• 

• 

§ 113.0273 
§ 113.0276 

Measuring Visibility Area . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 28 
Detennining Yards . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 29 

lll 



• 

• 

• 



• 

• 



• 

• 



• 
)I- Chapter 11 : Land Development Procedures 

Anicle 1 : General Rules and Authority 

Division 1 : General Rules for Land Development Code 

§ 111.0101 Title 

Final Draft - 09/05/97 

(a) Chapters 11, 12, 13, and 14 of the City of San Diego Municipal Code shall be known 
collectively, and may be referred to, as the Land Development Code. 

(b) Chapter 14, Article 5 (Building Regulations), Article 6 (Electrical Regulations), and Article 
7 (Plumbing and Mechanical Regulations) shall be known as the Building Regulations, the 
Electrical Regulations, and the Plumbing and Mechanical Regulations respectively and may 
be referred to collectively as the Building, Electrical, Plumbing, and Mechanical 
Regulations. 

(c) Chapter X, Article 3 of the Municipal Code contains regulations pertaining to Planned 
Districts as adopted by the City. 

§ 111.0102 Purpose of the Land Development Code 

The Land Development Code sets forth the procedures used in the application of land use 
regulations, the types of review of development, and the regulations that apply to the use and 
development of land in the City of San Diego. The intent of these procedures and regulations is to 
facilitate fair and effective decision-making and to encourage public participation. 

• § 111.0103 Headings in the Land Development Code 

• 

The headings set forth in the Land Development Code are inserted for convenience of reference 
only and do not defme, describe, or limit the scope, meaning, or intent of any provision of the 
Land Development Code. 

§ 111.0104 Retention of Existing Ordinances, Rules, or Regulations 

Where the Land Development Code imposes a greater restriction upon development than is 
imposed or required by other ordinances, rules, or regulations the provisions of the Land 
Development Code control unless otherwise specifically stated. 

§ 111.0105 Hierarchy of Decision-Making Authority 

For purposes of the Land Development Code, the hierarchy of decision-making authority for 
acting upon an application for a permit, map, or other matter is as follows in descending order: 

(a) City Council; 

(b) Planning Commission; 

(c) Board of Zoning Appeals; 

(d) Hearing Officer; and 

{e) City Staff. 

Ch. Art. Div. 
:1111 I 1 ~ 
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§ 111.0106 Land Development Manual 

Ch. Art. Oiv. 
i 11 i 1 I 1 

(a) The City may establish and adopt submittal requirements. review procedures. and standards 
and guidelines for development to supplement to the Land Development Code. These 
support documents shall be known collectively as the Land Development Manual. 

(b) The Land Development Manual may be amended on a quarterly basis or as needed to 
comply with revisions to local. state, or federal law. The Land Development Manual may be 
amended in one of the following ways. 

(1) Minor amendments shall be approved by the City Manager after considering public 
comments according to the process established in the Land Development Manual. 
Minor amendments shall include changes to clarify language or concepts. to reformat or 
reorganize language. or to reflect new or outdated technology or techniques. 

(2) Major amendments to the Land Development Manual shall be approved in accordance 
with Process Five. Major amendments shall include the creation or elimination of a 
chapter or chapters. or the significant revision of a chapter or chapters that exceeds the 
requirements to qualify as a minor amendment as provided in Section 111.01 06(b )(1 ). 

(c) A copy of the Land Development Manual shall be on file in the office of the City Clerk . 
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Article 1 : General Rules and Authority 

Division 2: Land Development Authorities and Advisory Boards 

§ 111.0201 City Council 

The authority of the City Council to conduct its activities is established by California law and the 
City Charter. The process for appointment and the terms of the City Council members are 
provided in Municipal Code, Chapter 2, Article 7 (Election Code). 

§ 111.0202 Planning Commission 

The authority of the Planning Commission to conduct its activities, the process for appointment, 
and the terms of its members are provided in the City Charter, Section 41.(c). 

§ 111.0203 Board of Zoning Appeals 

(a) Authority. The Board of Zoning Appeals is established by the City Council in accordance 
with the City Charter, Section 43. 

(b) Appointment and Terms. The Board of Zoning Appeals shall consist of five members and a 
designated alternate, each appointed by the Mayor, subject to confirmation by the City 
Council. Each member shall serve a 2-year term without compensation and shall continue to 
serve until a successor is appointed. No member shall serve more than four consecutive 
terms. The members shall be appointed so that the terms of not more than three members 
shall expire in any year. The expiration date of all terms of appointment shall be March 1. 
The Mayor may designate one member as chairperson during March of any year. If the 
Mayor has not designated a chairperson by April IS, the Board shall elect a chairperson from 
among its members. The altemate shall serve only when a Board member is absent and may 
not be designated or elected as chairperson. If a member resigns, the alternate shall serve 
until a new member is appointed by the Mayor. At least one member of the Board must be a 
licensed design professional. 

(c) Meetings. The Board shall meet once a month or as often as necessary for the transaction of 
its business. The meetings shall be noticed and open to the public. The Board shall adopt 
procedural rules and policies, consistent with law, for the conduct of its business. Three 
members of the Board constitute a quorum. The affrrmative vote of at least three members is 
required for any action by the Board. 

(d) Powers and Duties. The Board of Zoning Appeals shall hear and determine appeals of 
general relief variances in accordance with Process Three as specified by Chapter 12, Article 
6, Division 8 (Variance Procedures). 

§ 111.0204 Hearing Officer 

(a) Authority. The City Manager may designate a staff member to serve as a Hearing Officer. 
The Hearing Officer shall preside at a public hearing and make an impartial decision on a 
permit, map, or other matter based on the application, written reports prepared prior to the 
hearing, and information received at the hearing. 

(b) Appointment and Terms. The City Manager will determine whom to appoint and the length 
of time the person will serve as a decision maker. 
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§ 111.0204 
Cont'd 

(c) Powers and Duties. A Hearing Officer may act as the decision maker for permits, maps, or 
other matters in accordance with the decision-making procedures of the Land Development 
Code. 

§ 111.0205 City Staff 

(a) Authority. The City Manager may designate a staff member to make an impartial decision, 
without a public hearing, on a permit, map, or other matter in accordance with the decision
making procedures of the Land ~evelopment Code. 

(b) Appointment and Terms. The City Manager will determine whom to appoint and the length 
of time the staff member will serve as a decision maker. 

(c) Powers and Duties. Designated City staff will act as the decision maker to decide permits, 
maps, or other matters in accordance with the decision-making procedures of the Land 
Development Code. 

§ 111.0206 Historical Resources Board 

(a) Authority. The Historical Resources Board has been established by the City Council in 
accordance with the City Charter, Section 43. 

(b) Appointment and Terms 

{1) The Historical Resources Board shall consist of 15 members, each appointed by the 

• 

Mayor and subject to confirmation by the City Council. Each member shall serve a 2- • 
year term without compensation and shall continue to serve until a successor is 
appointed. No member shall serve more than four consecutive terms. The members 
shall be appointed so that the terms of not more than eight members will expire in any 
year. The expiration date of all terms of appointment shall be March 1. The Mayor 
may designate one member as Chairperson during March of each year. If the Mayor 
has not designated a chaiiperson by April! 5, the Board shall elect a Chairperson from 
among its members. 

(2) At least one Board member shall be appointed from among professionals in each of the 
following disciplines as required to meet the "Certified Local Government" criteria of 
the State Office of Historic Preservation, as established by the National Historic 
Preservation Act: architecture, history, architectural history, archaeology, and 
landscape architecture. Other members appointed may have experience or background 
in law, real estate, engineering, general contracting, finance, planning, or fine arts and 
should reflect diverse neighborhood representation and have demonstrated a special 
interest in historical preservation. No more than three owners of designated historical 
resources shall serve at any time. 

(c) Meetings. The Historical Resources Board shall meet at least once a month or as often as 
necessary for the transaction of its business. The meetings shall be noticed and open to the 
public. The Board shall adopt procedural rules and policies, consistent with law, for the 
conduct of its business. The Board shall keep minutes of all meetings including voting 
records, attendance, resolutions, findings, determinations, and decisions. Eight members of 
the Board shall constitute a quorum for the transaction of business. An affirmative vote of at 
least eight members is required for designation of a historical resource. An affirmative vote 
of a majority of the members present is required for any other action by the Board. • 

(d) Powers and Duties. The powers and duties of the Historical Resources Board are as follows: 
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§ 111.0206 
Cont'd 

(1) To identify and designate historical resources for preservation in accordance with the 
designation process described in Chapter 12, Article 3, Division 2 (Designation of 
Historical Resources Procedures). 

(2) To review and make a recommendation to the appropriate decision-making authority on 
applications for development permits involving designated historical resources in 
accordance with the decision-making procedures of the Land Development Code. 

(3) To adopt specific guidelines for designating historical resources and to identify specific 
areas that may be exempt from the requirement for a site-specific survey in accordance 
with Section 143.0212(a). 

(4) To adopt standards and guidelines to be used by the Board in reviewing applications for 
development permits involving designated historical resources. 

(5) To compile and maintain an up-to-date register of designated historical resources. A 
description of the resource and the reasons for designation shall be included in the 
register. 

(6) To recommend to the City Council that the City Manager apply for, receive, or expend 
any federal, state, or private grant, grant-in-aid, gift, or bequest and to make 
recommendations to the City Council regarding the acceptance of any grant, gift, or 
other interest relative to property located in the City in furtherance of the general 
purposes of historical presezvation. 

(7) To prepare an annual report to the Mayor and City Council on the activities, decisions, 
and other work of the Board. 

(8) To perform any other functions consistent with the purpose of the Board or any 
functions that may be requested by resolution or direction of the City Council, including 
promoting educational programs pertaining to historical resources and investigating 
and reporting to the City Council on the use of various federal, state, local, or private 
funding sources and mechanisms available to promote historical resource preservation. 

(9) To establish criteria and provide for an historical resources inventory of properties 
within the City and recommend to the City Council and Planning Commission 
procedures to use the historical resource inventory results in the planning process. 

(I 0) To provide information and guidance, at the request of property owners or tenants, on 
·the financial and physical aspects of the restoration, alteration, rehabilitation, 
landscaping, or maintenance of any designated historical resource. 

§ 111.0207 Board of Building Appeals and Advisors 

(a) Authority. The Board of Building Appeals and Advisors is established by the City Council 
in accordance with the City Charter, Section 43. 

(b) Appointment and Terms 

( 1) The Board of Building Appeals and Advisors shall consist of 10 members appointed by 
the Mayor and subject to confirmation by the City Council. Each member shall serve a 
2-year term without compensation and shall continue to serve until a successor is 
appointed. No member shall serve more than four consecutive terms. The members 
shall be appointed so that the terms of not more than five members will expire in any 
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§ 111.0207 
Cont'd 

year. The Board shall elect a chairperson annually from among its members, unless a 
chairperson is selected by the Mayor. 

(2) Members shall have ex:perience and training in matters of design and construction of 
buildings, ftre prevention, and fire protection. At least two members shall be licensed 
by the State of California as Civil Engineers, duly authorized to use the title "Structural 
Engineer," and one member each shall be from the electrical and.mechanical industries 
or professions. 

(3) The Building Official, the Chief of the Fire Department, and the City Attorney shall be 
ex officio members of the Board. The Community and Economic Development 
Manager shall be an ex officio member of the Board in matters pertaining to Historical 
Buildings. 

(c) Meetings. The Board ofBuilding Appeals and Advisors shall meet as often as necessary for 
the transaction of its business. The meetings shall be noticed and open to the public. The 
Board shall adopt procedural rules and policies consistent with law for the conduct of its 
business. Five members shall constitute a quorum. The affirmative vote of at least four 
members is required for any action by the Board The Board shall make its recommendations 
in writing to the Building Official. 

(d) Powers and Duties. The powers and duties of the Board ofBuilding Appeals and Advisors 
are as follows: 

(1) The Board of Building Appeals and Advisors shall investigate and advise the Building 

• 

Official on the suitability of alternate materials and types of construction. This action • 
may be taken on the Board's own motion, at the request of a permit applicant, or as 
requested by the City Manager, the Building Official, the Fire Chief, or the Historical 
Reoources Board. 

(2) The Board of Building Appeals and Advisors shall recommend reasonable 
interpretations of the Building, Electrical, Plumbing, and Mechanical Regulations, the 
provisions of Title 24 of the California Code ofRegulations and other matters that may 
be referred to the Board by the Building Official. The Board shall have no authority to 
recommend interpretations of other provisions of the Land Development Code. 

(3) The Board of Building Appeals and Advisors may recommend minor deviations from 
the provisions of the Building, Electrical, Plumbing, and Mechanical Regulations in the 
following circumstances: 

(A) When· strict application, operation, or enforcement would result in practical 
difficulty or unnecessary hardship; and 

(B) When for the purpose intended, the alternate materials or type of construction 
proposed is at least equivalent to the requirements of the applicable Building, 
Electrical, Plumbing, or Mechanical Regulations in quality, strength, effectiveness, 
fire resistance, and durability, and is equivalent in providing for the public health 
and safety. 

( 4) The Board ofBuilding Appeals and Advisors may conduct public hearings upon the 
passage of new legislation pertaining to the design and construction of buildings and 
provide its recommendations to the City Council. • 



• 

• 

• 

>- Chapter 11 : Land Development Procedures Final Draft - 09/05/97 

§ 111.0208 Board of Engineering Appeals and Advisors 

(a) Authority. The Board of Engineering Appeals and Advisors has been established by the City 
Council in accordance with the City Charter, Section 43, to advise the City Engineer, the 
City Manager, and the City Council on matters pertaining to the design and construction of 
public facilities and land development. 

(b) Appointment and Terms 

(1) The Board of Engineering Appeals and Advisors shall consist of nine members 
appointed by the Mayor and subject to confirmation by the City Council. Each member 
shall serve a 2-year term without compensation and shall continue to serve until a 
successor is appointed. No member shall serve more than four consecutive terms. The 
members shall be appointed so that the terms of not more than five members will expire 
in any year. The Board shall elect a chairperson from among its members. 

(2) The Board of Engineering Appeals and Advisors shall be composed of the following: 

(A) A civil engineer in private practice in the City of San Diego; 

(B) A land surveyor in private practice in the City of San Diego; 

(C) A geotechnical engineer in private practice in the City of San Diego; 

(D) An engineering geologist in private practice in the City of San Diego; 

(E) A landscape architect in private practice in the City of San Diego; 

(F) An architect in private practice in the City of San Diego; 

(G) A licensed contractor in business in the City of San Diego who is actively engaged 
in land development operations; 

(H) A builder-developer in business in the City of San Diego who is actively engaged 
in land development and building operations; 

(I) A representative of an officially recognized community planning group; and 

(J) The City Engineer, the Building Official, and the City Attorney, or their designated 
representatives, shall be ex officio members of the Board. The Community and 
Economic Development Manager shall be an ex officio member of the Board in 
matters pertaining to historical buildings. 

(c) Meetings 

(1) The Board of Engineering Appeals and Advisors shall meet as often as necessary for the 
transaction of its business. The meetings shall be noticed and open to the public. The 
Board shall adopt procedural rules and policies consistent with law for the conduct of 
its business. Five members shall constitute a quorum. The affirmative vote of at least 
four members is required for any action by the Board . 

(2) The Board shall make its findings and recommendations in writing to the City Engineer. 
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§ 111.0208 (d) Powers and Duties. The powers and duties of the Board of Engineering Appeals and 
Cont'd Advisors are as follows: 
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(1) The Board ofEngineering Appeals and Advisors shall investigate and advise the City 
Engineer on the suitability of alternate materials and types of construction. This action 
may be taken on the Board's own motion, at the request of a permit applicant, or as 
requested by the City Manager, the City Engineer, the Building Official, or the 
Historical Resources Board. · 

(2) The Board of Engineering Appeals and Advisors shall recommend reasonable 
interpretations of the Subdivision Map Act, the engineering standards established in the 
Land Development Manual, and other matters that may be referred to the Board by the 
City Engineer. The Board shall have no authority to make recommendations on 
interpretations of other provisions of the Land Development Code. 

(3) The Board of Engineering Appeals and Advisors may review and make 
recommendations on establishment or revision of standards in the Land Development 
Manual for design and construction of public facilities and grading. 

(4) The Board of Engineering Appeals and Advisors may conduct public hearings upon the 
passage of new legislation pertaining to grading and the design and construction of 
public facilities, and may provide its recommendations to the City Council. 

• 

• 

• 
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Article 2: Required Steps in Processing 

Division 1 : Applications 

§ 112.0101 Preapplication Conference 

§ 112.0102 

Before submitting an application for a permit, map, or other matter, a prospective applicant may 
request a preapplication conference to discuss the proposed development with City staff. The 
person requesting the preapplication conference may be required to pay a fee that has been 
established by City Council resolution. Based upon the information provided by the applicant at 
the preapplication conference, the City shall inform the applicant of the general policies and 
regulations in effect at the time of the conference. The City may examine possible alternatives or 
modifications relating to the proposed permit, map, or other matter. 

The applicant is responsible for knowing and understanding the governing policies and 
regulations applicable to the proposed development, and the City is not liable for any damages or 
loss resulting from any actual or alleged failure to inform the applicant of any laws or regulations 
that may be applicable to a development. Nothing stated in this meeting shall be construed as 
actual or implied approval of a proposed development. 

Application Process 

An application for a permit, map, or other matter shall be filed with the City Manager in 
accordance with the following requirements: 

(a) Authority to File an Application. The following persons are deemed to have the authority to 
file an application: 

(1) The record owner of the real property that is the subject of the permit, map, or other 
matter; 

(2) The property owner's authorized agent; or 

(3) Any other person who can demonstrate a legal right, interest, or entitlement to the use of 
the real property subject to the application. 

(b) Submittal Requirements. The application shall be made on a form provided by the City 
Manager and shall be accompanied by the materials, information, fees, and deposits that are 
required on the date the application is filed, unless otherwise specified by the Land 
Development Code. The application shall be deemed complete when the department 
processing the application has determined that the application includes all of the information, 
materials, fees, and deposits required by this section and Section 112.0202. After the 
application has been deemed complete, the City Manager may not request any new or 
additional materials, information, fees, or deposits that were not specified at the time of 
application, except as provided by state law. The City may, however, in the course of 
processing the application, request that the applicant clarifY, simplifY, or provide in alternate 
format or medium, the information required for the application. 

(c) Materials and Information. The City Manager shall maintain a list specifYing the materials 
and information to be submitted with each application for a permit, map, or other matter filed 
in accordance with the Land Development Code. The list may be revised on a quarterly 
basis or as needed to comply with revisions to local, state. or federal law. regulation, or 
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policy. The revised list shall be posted at the City, shall become effective on the 30th 
calendar day after posting, and shall apply to all applications submitted after that date. The 
City Manager shall provide a copy of the list to all applicants and to any person who 
requests a copy. 

§ 112.0103 Consolidation of Processing 

Ch. Art. Div. 
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When an applicant applies for more than one permit, map, or other approval for a single 
development, the applications shall be consolidated for processing and shall be reviewed by a 
single decision maker. The decision maker shall act on the consolidated application at the highest 
level of authority for that development as set forth in Section 111.0105. The findings required for 
approval of each permit shall be considered individually. 

• 

• 

• 
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Article 2: Required Steps in Processing 

Division 2: Fen and Deposits 

§ 112.0201 Establishment of Fees and Deposits 

The City Council shall establish by resolution a schedule of fees and deposits for processing 
applications for development in the City. Fees and deposits shall be reviewed and adjusted 
periodically to ensure full cost recovery for the services provided. Fixed charges may be 
established to cover portions of the City's costs. The City Clerk shall maintain a schedule of 
current fees and deposits. 

§ 112.0202 Collection of Fees or Deposits 

§ 112.0203 

(a) An application may be deemed complete and may be processed only after the fees or amount 
of deposit, as shown on the schedule of fees and deposits, has been paid in full. 

(b) If a deposit is required, and the deposit as shown on the schedule of fees and deposits is 
insufficient to cover the actual cost to the City, the applicant shall submit an additional 
deposit, in an amount determined by the City Manager, to cover the City's costs. Actual City 
costs will be itemized in a statement to the applicant. Any portion of the deposit not required 
to cover the City's processing costs will be returned to the applicant. 

Waiver of Fees or Deposits 

(a) Appeal fees are waived for community planning groups officially recognized under City 
Council Policy 600-24. 

(b) Processing fees or deposits for Conditional Use Permits and Neighborhood Development 
Permits are waived for nonprofit institutions or organizations whose primary purpose is the 
promotion of public health and welfare and who have qualified for federal tax benefits. This 
waiver does not apply to institutions or organizations in circumstances in which the City is 
precluded by the California Constitution from making a gift of City funds. 

(c) If the City Manager determines that project delays have been caused solely by the actions of 
City agencies, the City Manager may, under the authority granted by the City Council, waive 
any portion of the fees or deposits . 
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Article 2: Required Steps in Processing 

Division 3: Notice 

§ 1 1'2.0301 Types of Notice 

(a) Notice of Application. A Notice of Application is required for an application for a permit. 
map, or other matter acted upon in accordance with Process Three, Process Four, or Process 
Five. 

(1) Content. The Notice of Application shall include the following information: 

(A) A general description of the proposed development including, when applicable, the 
type of permit, project name, square footage of proposed construction, and the 
number of proposed residential units; 

(B) The location and size of the property that is the subject ofthe application; 

(C) The community planning area in which the proposed development is located and 
the name of the contact person, if any, designated by the officially recognized 
community planning group; 

(D) The name and telephone number of the City staff person to contact for additional 
information; and 

(E) The name of the applicant and, with the consent of the applicant, the applicant's 
address and telephone number. 

(2) Distribution. The City Manager shall mail the Notice of Application to the persons 
described in Section 112.0302(b ), no later than 10 business days after the date on which 
the application is deemed complete. The applicant shall post the Notice of Application 
on the property that is the subject of the application in accordance with Section 
112.0304. 

(b) Notice of Future Decision. A Notice of Future Decision shall be provided for an application 
for a permit or other matter acted upon in accordance with Process Two. 

(1) Content. The Notice of Future Decision shall include the following information: 

(A) A general description of the proposed development including, when applicable, the 
type of permit, project name, square footage of proposed construction, and number 
of proposed residential units; 

(B) The location and size of the property that is the subject of the application; 

(C) A statement that the project is exempt from CEQA (California Environmental 
Quality Act) or is undergoing preliminary environmental review; 

(D) The community planning area in which the proposed development is located and 
the name of the contact person, if any, designated by the officially recognized 
community planning group; 

(E) The name, telephone number, and city address of the City staff person to contact 
for additional information; 

Ch. Art. 
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(F) The name of the applicant and, with the consent of the applicant, the applicant's 
address and telephone number; 

(G) An explanation that the decision to approve, conditionally approve, or deny the 
proposed development will be made by City staff, without a public hearing, and 
that the decision date will not be less than 11 business days after the date of 
mailing the Notice of Future Decision; 

(H) A statement that any requests for notification of the staff's decision must be 
received by the City no later than 10 business days after the date on which Notice 
of Future Decision is mailed; and 

(I) An explanation of the process to appeal the decision. 

(2) Distribution. The City staff person approving, conditionally approving, or denying an 
application for a permit or other niatter shall mail a Notice of Future Decision to the 
persons described in Section 112.0302(b) no later than 10 business days after the date 
on which the application is deemed complete in accordance with Section 112.0102(b). 
The applicant shall post the Notice of Future Decision on the property that is the 
subject of the application in accordance with Section 112.0304. 

(c) Notice ofPublic Hearing. A Notice of Public Hearing shall be provided before a decision is 
made on an application for a permit, map, or other matter acted upon in accordance with 
Process Three, Process Four, or Process Five, or on an appeal of a Process Two, Process 
Three, or Process Four decision. 

(I) Content. The Notice ofPublic Hearing shall include the following information: 

(A) The general subject of the public hearing including the type of development permit 
and the name of the proposed development. 

(B) The location and size of the property that is the subject of the application. 

(C) The community planning area in which the proposed development is located. 

(D) A general description of the proposed development, including the square footage of 
proposed commercial or industrial uses and the proposed number of dwelling 
units. 

(E) The name of the applicant and, with the consent of the applicant, the applicant's 
address and telephone number. 

(F) The identity of the decision maker holding the public hearing. 

(G) The date, time, and place of the public hearing. 

(H) The procedure and requirements for filing an appeal. For Process Three or Process 
Four public hearings, the definition of an interested person for purposes of appeal. 

(I) The name and telephone number of the City staff person to contact for additional 
information. 

(2) Distribution. Except as otherwise provided by the Municipal Code, the City Manager 
shall publish the Notice of Public Hearing in accordance with Section 112.0303, and 

• 
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§ 112.0302 

§ 112.0303 

shall mail the Notice of Public Hearing to the persons described in Section 112.0302(b), 
at least I 0 business days before the date of the public hearing. 

Notice by Mail 

(a) General Provisions. When the Land Development Code requires a Notice of Application. 
Notice of Future Decision, Notice of Public Hearing, or other mailed notice, the notice shall 
be postage prepaid and addressed to the persons identified in Section 112.0302(b). Notice 
by mail shall be considered complete at the time of deposit in the United States Mail. Notice 
by hand delivery may be substituted for notice by mail at the discretion of the City. 

(b) Persons Entitled to Notice. Except as provided in Section 112.0302(c), the Notice of 
Application, Notice ofFuture Decision, and Notice of Public Hearing shall be mailed to the 
following: 

(1) The applicant; 

(2) All tenant addresses located within 300 feet of the boundary of the real property that is 
the subject of the application, including each address within a condominium or 
apartment complex; 

(3) The owners of any real property, as shown on the latest equalized property tax 
assessment roll of the San Diego County Assessor, located within 300 feet of the 
boundary of the property that is the subject of the application; 

(4) The officially recognized community planning group, if any, that represents the area in 
which the proposed development is located; and 

(5) Any person who has submitted a written request for notification of the proposed 
development to the City staff person named in the Notice of Future Decision. 

(c) ·Alternative to Mailed Notice. If the number of tenants and owners to whom notice would be 
mailed in accordance with Section 112.0302(b) is greater than 1 ,000, notice may be given by 
placing a display advertisement of at least one-eighth page in a newspaper of general daily 
circulation within the City in lieu of mailing. 

(d) Notice Address 

(1) A notice to the applicant shall be mailed to the address shown on the application or as 
indicated on a written change of address form filed by the applicant with the City. 

(2) A notice to each owner of real property located within 300 feet of the property that is 
the subject of the application shall be mailed to the record owner. 

(3) A notice mailed to a tenant address shall be addressed "Resident". 

Published Notice 

When the Land Development Code requires a Notice of Public Hearing to be published, the City 
shall submit the Notice of Public Hearing for publication in at least one newspaper of general 
daily circulation within the City. A published notice is effective on the date of publication. 
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§ 112.0304 Posted Notice 

When this division requires a Notice of Application or a Notice of Future Decision to be posted, 
the applicant shall post the notice in the following manner. 

(a) Placement ofNotice. The applicant shall post copies of the Notice of Application or Notice 
of Future Decision along the street frontage of the property that is the subject of the 
application. The notices shall not be spaced more than 200 feet apart No more than three 
notices are required for any property. If the street frontage is less than 200 feet, only one 
notice is required. 

(b) Verification ofPosting. The applicant shall verify in writing, on a form prescribed by the 
City, that the notice has been posted in accordance with this section, within 5 business days 
of the date on which the applicant receives the notice from the City. 

(c) EITOr in Posting. The posting required by this section is intended only to supplement other 
notice requirements of this division. A decision on an application for a permit, map, or other 
matter shall not be invalidated because of any error or irregularity in the posting of a notice 
in accordance with this section. 

§ 112.0305 Notice for Land Use Plans or Zoning Ordinances 

When a land use plan, a zoning ordinance, or a rezoning ordinance is to be considered at a public 
hearing, the City Manager shall submit a Notice of Public Hearing for publication as set forth in 

• 

Section 112.0303 to be published at least 10 business days before the date of the public hearing. • 
This notice shall be provided in addition to the other notices required by this division. 

§ 112.0306 Notice for Coastal Development Pennits 

When a Coastal development permit is to be considered at a public hearing, the City Manager 
shall mail a Notice of Public Hearing to the California Coastal Commission and all persons 
requesting notice on Coastal Development Permits. This notice shall be provided in addition to 
the other notices required by this division. Notices for appealable Coastal Development Permits 
shall include provisions for appeals to the California Coastal Commission. 

§ 112.0307 Notice for Local Coastal Programs and Implementing Ordinances 

(a) When a Local Coastal Program amendment or an implementing ordinance for the Local 
Coastal Program is to be considered at a public hearing, the City Manager shall mail a 
Notice of Public Hearing to the persons and agencies required by California Coastal 
Commission regulations, at least 10 business days before the date of the public hearing. The 
City Manager shall also submit a Notice of Public Hearing for publication as set forth in 
Section 112.0303 to be published at least 10 business days before the date of the public 
hearing. 

(b) When a Local Coastal Program amendment is to be considered at a public hearing in 
connection with a proposed development, the City Manager shall also mail a Notice of Public 
Hearing to the persons identified in Section 112.0302(b). 

§ 112.0308 Notice for Appeal Hearings 

The notice for an appeal hearing of a Process Two, Process Three, or Process Four decision shall • 
be provided in accordance with Sections 112.0301(c), 112.0302, and 112.0303. 
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§ 112.0309 Failure to Receive Notice 

The failure of any person to receive notice given in accordance with this division and the State of 
California Planning and Zoning Laws shall not constitute grounds for any court to invalidate any 
action taken by the City for which the notice was provided . 
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Article 2: Required Steps in Process 

Division 4: Public Hearings 

§ 112.0401 Procedures tor Public Hearings · 
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(a) Rules for Decision Makers. The City Manager shall establish rules and procedures to 
regulate the public hearing proceedings for Process Two, Process Three, Process Four, and 
Process Five consistent with the requirements set forth in this chapter. 

(b) Written Recommendation. Whenever feasible, the City Manager shall provide a written 
recommendation to the decision maker before each public hearing. 

(c) Record ofPublic Hearing. A brief written summary shall be prepared for each public hearing 
by a designated staff person. The public hearing shall be recorded. The written summary of 
the hearing shall constitute the record for any hearing for which an audio recording is not 
available. The audio recording, if available, the written summary, the written staff report, 
and any other documentary evidence submitted to the decision maker shall constitute the 
official record of the hearing. Any person is entitled to review the official record, including 
listening to or reviewing audio tapes, subject to the restrictions.set forth in the City Charter, 
Section 215. The audio tapes shall be retained for a minimum of 6 months . 



• 
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Article 2: Required Steps in Processing 

Division 5: Decision Process 

Overview of Decision Process 

Applications for pennits, maps, or other matters shall be acted upon in accordance with 
one of the five decision processes established in this division and depicted on Diagram 
112-0SA. The subject matter of the development application determines the process that 
shall be followed for each application. The provisions of Chapter 12 that pertain to each 
pennit, map, or other matter describe the decision process in more detail. Diagram 112-
0SA is provided for convenience of reference only and does not define, describe, or limit 
the scope, meaning, or intent of any provision of the Land Development Code. This 
diagram describes the City of San Diego's processes only and does not describe other 
decision processes that may be required by other agencies, such as the State Coastal 
Commission. 

Diagram 112-05A 
Decision Processes with Notices 

PROCESS ONE 

Application/ Staff Level Staff Decision 
Plans - Review - to 

Submitted ApproveJOeny 

PROCESS TWO 

Application/ • Staff Level Staff Decision 0 Appeal Filed • ApPeal 
Plans to to Board of Heanng by 

Submitted - Review -Approve/Deny - Zonin~ - Planmn9 
Appeas CommiSSion 

PROCESS THREE 

Application/ • • Hearing 
A~aiFIIed • ApPeal 

Staff Level - to P.C. or Heannaoby 
Plans - Review - Officer Board of -P.C. or ard 

Submitted Hearing Zoni~fs of Zoning 
A als 

PROCESS FOUR 

Application/ • Staff Level • Planning .. Appeal Filed • Appeal 
Plans Commiss1on Hearing by 

Submitted - Review - Hearing to City Council - City Council 

PROCESS FIVE 

Application/ • • Planning • Staff Level CommiSSIOn City Council Plans - Review - Recommen- - Hearing Submitted dation 
Hearina 

Key . 

• Public Notice to Property Owners and Tenants within 300 Feet and to Community Planning Groups 

0 "Umited" Notice to Applicant and Anyone Requesting Notice 
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§ 112.0502 Process One 

An application for a permit, map, or other matter acted upon in accordance with Process 
One may be approved or denied by a staff person designated by the City Manager 
pursuant to Section 111.0205. A public hearing will not be held. · 

§ 112.0503 Process Two 

An application for a pennit or other matter acted upon in accordance with Process Two 
may be initially approved, conditionally approved, or denied by a staff person designated 
by the City Manager pursuant to Section 111.0205. A public hearing will not tie held. 
An appeal hearing is available upon written request in accordance with Section 
·112.0504. A Process Two decision shall be made in the following manner. 

(a) Notice. The designated staff person shall mail a Notice of Future Decision to the 
persons identified in Section 112.0302(b). Persons who wish to receive notice of 
the approval or denial of the application may request this information from the staff 
person .. The request must be received no later than 10 business days after the date 
on which the Notice of Future Decision is mailed. 

(b). Decision Process. The designated staff person may approve, conditionally approve, 
or deny the application without a public hearing. The decision shall be made no less 

• 

than 11 business days after the date on which the Notice of Future Decision is • 
mailed. This· 11 business days minimum time frame for a staff decision will be 
extended by a period not to exceed an additional 20 business days to allow time for 
a recommendation by a recognized community planning group, if requested by the 
group's chair, or the chair's designee. Notification of the decision shall be given to 
the applicant and to those persons who request notification in accordance with this 
section, no later than 2 business days after the decision date. 

§ 112.0504 Process Two Appeal Hearing 

The Planning Commission shall hear appeals of Process Two decisi0ns subject to the 
. following. 

(a) Persons Who Can Appeal. The following persons may request an appeal hearing 
after the designated staff person's decision: 

( 1) An applicant; or 

(2) Any other person who files an application for a Process Two appeal hearing in 
accordance with Section 112.0504(b). 

(b) Request for a Process Two Appeal Hearing. A Process Two decision may be 
appealed by filing an application for a Process Two appeal hearing with the City 
Manager no later than 12 business days after the decision date. 

Ch. Art. Oiv. 
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Scheduling an Appeal Hearing. The City Manager shall assign a date for an appeal 
hearing before the Planning Commission no later than 10 calendar days after the 
date on which an application for the appeal hearing is filed with the City Manager. 
The appeal hearing shall generally be held within 60 calendar days following the 
filing of the application for the hearing. The appeal hearing shall be noticed in 
accordance with Section 112.0308. 

(d) Power to Act on the Decision at Appeal Hearing. At the conclusion of the app~ 
hearing, the Planning Commission may affirm, reverse, or modify the staff: decision. 

§ 112.0505 Process Three 

§ 112.0506 

An application for a permit, map, or other matter acted upon in accordance with. Process 
Three may be approved, conditionally approved, or denied by a Hearing Officer in the 
following manner. 

(a) Notice. The City Manager shall mail a Notice ofApplication to the persons 
described in Section 112.0302(b) no later than 10 business days after the date on 
which an application for a permit, map, or other matter is deemed complete. 

(b) Decision Process. The Hearing Officer may approve, conditionally approve, or deny 
the application at a public hearing noticed in accordance with Section 112.030l(c), . 
112.0302, and 112.0303 . 

(c) Waiver of Appeal Period. Before the close of the public hearing, an applicant may 
request that the appeal period be waived. The Hearing Officer shall grant the 
request only after determining for the record that there are no interested persons and 
that the ·applicant has waived all rights to appeal. 

Process Three Appeals 

The Hearing Officer's decision may be appealed to the Board of Zoning Appeals or the 
Planning Commission, as specified in Chapter 12, Article 6 for the type of development 
and review required. An appeal from a Hearing Officer's decision that involves 
applications consolidated in accordance with Section 112.0103 shall be heard by the 
Planning Commission. An appeal from a Process Three decision shall be made in the 
following manner. · 

(a) Persons Who Can Appeal. A Process Three decision may be appealed by the 
following persons: 

( l) An applicant; or 

(2) An interested person. 

(b) Time for Filing an Appeal. A Process Three decision may be appealed by filing an 
application with the City Manager no later than I 0 business days after the date of the 
Hearing Officer's decision. 

Ch. An. Div. 
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§ 112.0506 (c) Grounds for Appeal. A Process Three decision may be appealed on any of the 
Confd following grounds: • 

(1) Factual Error. The statements or evidence relied upon by the decision maker 
· when approving, conditionally approving, or denying a pennit, map, or other 

matter were inaccurate; 

(2) New Information. New information is available to the applicant or the 
interested person that was not available through that person's reasonable effortS 
or due diligence at the time of the decision; or 

(3) Findings Not Supported. The decision maker's stated findings to approve, 
conditionally approve, or deny the pennit, map, or other matter are not 
supported by the information provided to the decision maker; or 

( 4) Conflicts, The decision to approve, conditionally approve, or deny the permit, 
map, or other matter is in conflict with a land use plan, a City Council policy, 
or the Municipal Code. · 

(d) Scheduling the Appeal Hearing. The appeal hearing before the Board of Zoning 
Appeals or the Planning Commission shall be held, or the City Manager shall set a 
date for the appeal hearing, no later than 30 calendar days after the date on which the 
application for an appeal is filed. The appeal hearing shall be noticed in accordance 
with Section 112.0308. 

(e) Power to Act on Appeal. After the conclusion of the public hearing, the Planning 
Coiilliiission or Board of Zoning Appeals may affinn, reverse, or modify the 
decision being appealed. 

§ 112.0507 Process Four 

An application for a permit, map, or other matter acted upon in accordance with Process 
Four may be approved, conditionally approved, or denied by the Planning Commission 
in the following manner. 

(a) Notice. The City Manager shall mail a Notice of Application to the persons 
described in Section 112.0302(b) no later than 10 business days after the date on 
which an application for a permit, map, or other matter is deemed complete. 

(b) Decision Process. The Planning Commission may approve, conditionally approve, 
or deny the application at a public hearing noticed in accordance with Sections 
l12.030l(c), 112.0302, and 112.0303. 

(c) Waiver of Appeal Period. Before the close ofthe public hearing, an applicant may 
request that the appeal period be waived. The Hearing Officer shall grant the 
request only after determining for the record that there are no interested persons and 
that the applicant has waived all rights to appeal. 

• 

• 
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• § 112.0508 Process Four Appeals 

• 

• 

The Planning Commission's decision may be appealed to the City Council in the 
following manner. 

(a) Persons Who Can Appeal. A Process Four decision may be appealed to the City 
Council by the following persons: 

(1) An applicant; or 

(2) An interested person. 

(b) Time for Filing an Appeal. A Process Four decision may be appealed by filing an 
application with the City Clerk's office no later than 10 business days after the date 
of the Planning Commission's decision. 

(c) Grounds for Appeal. A Process Four decision may be appealed on any of the 
following grounds: 

(1) Factual Error. The statements or evidence relied upon by the decision maker 
. when approving, conditionally approving, or denying a permit, map, or other 

matter were inaccurate; 

(2) New Information. New information is available to the applicant or the 
interested person that was not available through that person's reasonable efforts 
or due diligence at the time of the decision; 

(3) Findings Not Supported. The decision maker's stated findings to approve, 
conditionally approve, or deny the permit, map, or other matter are not 
supported by the information provided to the decision maker; 

(4) Conflicts. The decision to approve, conditionally approve, or deny the permit, 
map, or other matter is in conflict with a land use plan, a City Council policy, 
or the Municipal Code; or 

(5) Citywide Significance. The matter being appealed is of citywide significance. 

(d) Scheduling Appeal Hearings. The appeal hearing before the City Council shall be 
held, or the City Clerk shall set a date for the appeal hearing, no later than 30 
calendar days after the date on which the application for an appeal is filed. The 
appeal hearing shall be noticed in accordance with Section 112.0308. 

(e) Power to Act on Appeal. After the conclusion of the public hearing, the City 
Council may affirm, reverse, or modify the decision being appealed . 

Ch. Art. Div . 
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§ 112.0509 Process Five 

A Process Five decision on a permit, map, or other matter shall be made by the City 
Council in the following manner. · 

(a) Notice. The City Manager shall mail a Notice of Application to the persons 
described in Section 112.0302(b) no later than 10 business days after the date on 
which an application for a permit, n:iap, or other matter is deemed complete. 

(b) Planning Commission Recommendation. Before the City Council decision, the 
Planning Commission shall hold a public hearing to consider the application. The 
hearing shall be noticed in accordance with Sections 112.0301(c), 112.0302, and 
112.0303. The hearing may be continued if desired by the Commission to solicit 
and obtain information needed to make a recommendation. However, the hearing 
shall be concluded no later than 60 calendar days after the initial hearing date. At . 
the conclusion of the public hearing, the Planning Commission shall make a written 
recommendation to the City Council.to approve, conditionally approve, or deny the 
application. If the Planning Commission fails to act within this 60-day period the 
matter shall proceed to City Council without a recommendation. 

(c) Decision Process. After receiving the Planning Commission's recommendation or 
expiration of the 60-day time period with no recommendation, the City Council shall 

• 

hold a public hearing to consider the application. The hearing shall be noticed in • 
accordance with Sections ll2.0301(c), 112.0302, and 112.0303. The City Council 
may approve, conditionally approve, or deny the application at the conclusion of the 
hearing. 

(d) Exception to Process Five. The City Council may waive the requirement of Section 
112.0509(b) that the Planning Commission make a recommendation before a 
decision by the City Council when the City Council determines that action is 
required by a provision of the Municipal Code or is required to facilitate timely 
action by the City on a matter in accordance with state law. 

§ 112.0510 Contents of Appeal Applications 

Ch. Atr. Div. 

(a) An application for an appeal of a Process Two decision shall include the following 
information: 

( 1) The name, address, and telephone number of the person filing the appeal; 

(2) The name of the applicant; 

(3) The decision being appealed and the date of the decision; 

(4) The grounds-for the appeal; and 

11 2 5-
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§ 112.0510 
Cont'd 

(5) Any information or exhibits supporting the appeal that are available at the time 
the appeal is filed. 

(b) An application for an appeal of a Process Three or Process Four decision shall 
include the information required in Section 112.0510(a) and information that 
establishes the basis on which the appellant is an interested person. 

§112.0511 No Development During Appeal Period 

Development authorized by a permit, map,. or other matter may not occur before the date 
offinalaction. · 



• 

• 

• 



• 

• 

• 
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Article 3: Land Development Terms 

Division 1 : Definitions 

§ 113.0101 Purpose of Definitions 

The purpose of this division is to provide clear and concise definitions of words and 
phrases that have meanings specifically related to the Land Development Code and to 
apply these terms in a consistent way throughout the Land Development Code. 

§ 113.0102 Identification of Definitions 

Each word or phrase that is defined in this division appears in the text of the Land 
Development Code in italicized letters. 

§ 113.0103 Definitions 

Abutting property means a lot or parcel of land that shares all or part of a common lot 
line with another lot or parcel of land. 

Accessory structure means a structure attached to or detached from a primary structure 
located on the same premises that is customarily incidental and subordinate to the 
primary structure or use. The term accessory structure includes accessory buildings. 

Accessory use means a use ofland or building, or portion thereof, that is customarily 
incidental to, related to, and clearly subordinate to a primary use of the land or building 
located on the same premises. 

Advertising display sigri means a sign where the sign copy does not pertain to the use of 
the property, a product sold, or the sale or lease of the property on which the sign is 
displayed and which does not identify the place of business as purveyor of the 
merchandise or services advertised on the sign. Such signs include vehicle-mounted 
signs and billboards. 

Affiliate means business entities, organizations, or individuals who either directly or 
indirectly (1) control one another or have the power to control one another or (2) are 
controlled by a third party or are subject to control by a third party. Affiliates include 
chief executive officers and members of boards of directors or their equivalents. 

Alley means a public way that is no wider than 25 feet that is dedicated as a secondary 
means of access to an abutting property. 

Amended map means a map as set forth in the Subdivision Map Act, Section 66469 
through 664 72.1, that is used to correct errors or to amend an existing final map or 
parcel map . 

Appealable area means the area, as defined by California Public Resources Code Section 
30603, within the coastal zone that constitutes the appeal jurisdiction of the Coastal 
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§ 113.0103 Commission. The appealable area is shown on Map Drawing No. C-730, on file in the • 
Cont'd office of the City Clerk as Document No. 00-17067-1. 

Applicant means any person who has filed an application for a permit, map, or other 
matter and that is the record owner of the real property that is the subject of the permit, 
map, or other matter; the record owner's authorized agent; or any other person who can 
demonstrate a legal right, interest, or entitlement to the use of the real property subject to 
the application. 

Archaeological site, important (See important archaeological site) 

Architectural projection means any building feature that extends beyond the structural 
envelope or above the roof or parapet line. 

As-graded report means a report that summarizes the results of the observation and 
testing of grading operations. 

Atrium means a roofed, interior building area that is open vertically through two or more 
floor levels and does not include enclosed stairways, elevators, escalators, plumbing, 
electrical, air conditioning, or other equipment. 

Attic means a portion of the space immediately below a pitched roof and above the 
highest :finishedfloor. See Section 113.0210 for additional information on determining 
attic. • 

Ch. Art. Div. 

Awning means a shelter supported entirely from the exterior wall of a building and 
composed of non-rigid and rigid material including the supporting framework. 

Base flood elevation means the water surface elevation of a 1 00-year frequency flood. 

Basement means a building area that is wholly or partially below grade. 

Beach, coastal (See coastal beach) 

Bedroom means an enclosed space within a dwelling unit that is designed or could be 
used for sleeping and has a permanent door permitting complete closure and separation 
from all kitchen, living room, and hallway areas. A room or other enclosed space is not 
considered a bedroom if it is the sole access to another bedroom. 

Benefited area means the entire area that receives a benefit from a public improvement or 
public improvements. 

Bluff, coastal (See coastal blujj) 

Bluff edge, coastal (See coastal bluff edge) 

Boarder means an individual resident who is furnished sleeping accommodations and 
meals in a residential structure. 

i11 i 3 i 1-
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§ 113.0103 Breakaway wall means a wall that is not part of the structural support of the building and 
Cont'd is designed and constructed to collapse under specific lateral loading forces without 

causing damage to the elevated portion of the building or supporting foundation system. 

Building envelope means the three-dimensional space within which a structure could be 
located as established by the applicable setbacks and maximum allowable structure 
height. See Section 113.0213 for additional information on determining a building 
envelope. 

Building facade means all walls, or portions thereof, of a building that are visible when 
projected perpendicularly to a single plane that is most parallel to the closest public 
right-of-way. See Section 113.0216 for additional information on determining building 
facade. 

Business day means any day except a Saturday, Sunday, or holiday listed in Municipal 
Code Section 21.04, unless otherwise specified. 

Certificate of Correction means a recorded document as set forth in the Subdivision Map 
Act, Sections 66469-66472.1 that is used to correct errors on a limited portion of a 
recorded final map or parcel map. 

Certification means a signed, written statement that required inspections and tests have 
been performed and that the work performed complies with the applicable requirements . 

Changeable copy sign means a sign on which copy can be changed either in the field or 
by remote means. 

Channelization means artificial flood control works designed and constructed to contain 
all of a specifiedflood event. 

Child care facility means a facility that provides nonmedical care for children less than 
18 years of age, on less than a 24-hour basis including small family day care homes, 
large family day care homes, and child care centers. 

Church means an institution that people regularly attend to participate in or hold 
religious services, meetings, or other activities. This term does not carry a secular 
connotation and includes the buildings or other locations in which the religious services 
of any denomination are held. 

Clearing means the cutting and removal of existing vegetation from a premises without 
disturbance to the soil or surface or destruction of the root system. 

Coastal beach means the land between the edge of the sea and the first line of terrestrial 
vegetation or development or the toe of an adjacent sensitive coastal bluff or seawall, 
whichever is most seaward . 

Coastal bluff means an escarpment or steep face of rock, decomposed rock, sediment, or 
soil resulting from erosion, faulting, or folding, of the land mass that has a vertical relief 
of 10 feet or more and is in the coastal zone. 

Ch. Art. 
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§ 113.0103 
Cont'd 

Coastal bluff edge means the seaward-most termination of the top of a coastal bluff 
where the downward gradient of the land surface begins to increase more or less 
continuously until it reaches the general gradient of the coastal bluff face. See Section 
113.0219 for additional information on determining the coastal bluff edge. 

Coastal bluff face means that portion of a coastal blufflying between the toe of the 
existing bluff and the coastal bluff edge. 

Coastal bluff, sensitive (See sensitive coastal bluff) 

Coastal development means "development" as defined in the California Coastal Act of 
1976, Section 30106 in the Coastal Overlay Zone. 

Condominium conversion means the change in ownership from a single structure or 
group of structures used for residential rental units to individual ownership of 
apartments or units under a condominium plan or to a cooperative or stock apartment 
project pursuant to the applicable provisions of the laws of the State of California. 

Construction permit means a permit issued pursuant to Land Development Code Chapter 
12, Article 9. Construction permits include the following: Building Permits, Electrical 
Permits, Plumbing/Mechanical Permits, Demolition/Removal Permits, Grading Permits, 
Public Right-of-Way Permits, and Sign Permits. 

Court, interior (See interior court) 

Coverage, lot (See lot coverage) 

Date of final action means the date all rights of appeal are exhausted for a permit, map, 
or other matter. 

Decision date means the date a designated staff person approves or denies a permit or 
other matter. 

Dedication means real property or an interest in real property offered to and accepted by 
the City for public use. 

Dedication, unaccepted offer of(See unaccepted offer of dedication) 

Deemed complete means that the City Manager has determined that an application 
includes all of the information, materials, fees, and deposits required. 

Density means the relationship between the number of dwelling units existing or 
permitted on a premises and the area of the premises. See Section 113.0222 for 
additional information on calculating density. 

Designated histon·cal resource means a historical building, historical district, historical 

• 

• 

landscape, historical object, or historical structure, important archaeological site or • 
traditional cultural property which has been designated by the Historical Resources 
Board pursuant to Land Development Code Chapter 12, Article 3, Division 2, is included 

Ch. Art Div. 
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§ 113.0103 
Cont'd 

in the City of San Diego Historical Resources Board Register, or has been listed in or 
determined to be eligible for listing in the California Register of Historic Resources or 
the National Register of Historic Places. 

Development means the act, process, or result of dividing a parcel of land into two or 
more parcels; of erecting, placing, constructing, reconstructing, converting, establishing, 
altering, maintaining, relocating, demolishing, using, or enlarging any building, 
structure, improvement, lot, or premises; of clearing, grubbing, excavating, embanking, 
filling, managing brush, or agricultural clearing on public or private property including 
the construction of slopes and facilities incidental to such work; or of disturbing any 
existing vegetation. 

Development permit means a permit issued pursuant to Land Development Code Chapter 
12, Article 6. Development permits include the following: Neighborhood Use Permits, 
Conditional Use Permits, Neighborhood Development Permits, Site Development 
Permits, Planned Development Permits, Coastal Development Permits, and Variances. 

Dormer means a roofed structure projecting from a sloping roof and usually housing a 
window or ventilating louver. 

Dwelling unit, means a room or suite of rooms in a building or portion thereof, used, 
intended or designed to be used or occupied for living purposes by one family, and 
containing only one kitchen . 

Dwelling unit, multiple (See multiple dwelling unit) 

Dwelling unit, single (See single dwelling unit) 

Encroachment means an intrusion of development into the public right-of-way, into 
environmentally sensitive lands, into lands containing a historical resource, or into 
required yards. 

Environmentally sensitive lands means land containing steep hillsides, sensitive 
biological resources, coastal beaches, sensitive coastal bluffs, or 100-year floodplains. 

Excavation means the act, process, or result of earthen material or substance being 
removed, cut into, dug, quarried, uncovered, displaced, or relocated. 

Existing grade means the grade of a premises that existed before any development 
occurred or the grade of an existing pad that was approved by a tentative map. See 
Section 113.0228 for additional information on determining existing grade. 

Exploration means the search for minerals by geological, geophysical, geochemical, or 
other techniques including sampling, assaying, drilling, or any surface or underground 
works needed to determine the type, extent, or quantity of minerals present. 

Externally illuminated sign means a sign that reflects light from a source intentionally 

Ch. Art. 
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§ 113.0103 directed upon it, including silhouettes of letters or symbols placed before a background • 
Cont'd of reflected light. 

Family means two or more persons related through blood, marriage, or legal adoption or 
joined through a judicial or administrative order of placement of guardianship; or 
unrelated persons who jointly occupy and have equal access to all areas of a dwelling 
unit and who function together as an integrated economic unit. 

Fence means a vertical barrier or enclosure constructed of any material that supports no 
load other than its own weight. 

Fence, open (See open fence) 

Fence, solid (See solid fence) 

Fill means any soil, rock, construction debris, or other material or substance that is added 
to any location on a premises. 

Final map means a map as defined by the Subdivision Map Act, Section 66426, usually 
used to subdivide a property into five or more lots. 

Findings means determinations based upon a statement or set of statements of factual 
evidence that are used as the criteria for making a decision on a discretionary action . 

Flood means a general and temporary condition of partial or complete inundation of 
normally dry land areas. 

Flood Hazard Boundary Map (FHBM) means the most current effective maps as defined 
by the Federal Emergency Management Agency or Federal Insurance Administration 
where the boundaries of flood and mudslide-related erosion areas having special hazards 
have been designated as Zones A, M, and/or E. 

Flood Insurance Rate Map (FIRM) means the most current effective maps as defined by 
the Federal Emergency Management Agency or Federal Insurance Administration that 
delineates the 
areas of special flood hazards and the risk premium zones applicable to the community. 

Flood, 1 00-year frequency (See 1 00-year frequency flood) 

Flood proofing means any combination of structural and nonstructural additions, 
changes, or adjustments to structures that reduce or eliminate the damage to a premises 
and its contents that would otherwise result from a flood. 

Floodplain, 1 00-year (See 1 00-year floodplain) 

Floodplain fringe means all that land in a 100-year floodplain not lying within a 
floodway, as shown on the Flood Hazard Boundary Maps. 

Floodway means the area within a 1 00-year floodplain, as shown on the Flood Hazard 

Ch. Art Dtv. 
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Boundary Maps, needed to carry a 1 00-year frequency flood within a theoretical channel 
without increasing the water surface elevation more than 1 foot at any point from that of 
a nonconfmed 1 00-year frequency flood in the natural undeveloped floodplain, and 
having taken into consideration the cumulative effect of all existing and anticipated 
development in the watershed of the affected watercourse. 

Floor means a horizontal, continuous, supporting, or nonsupporting surface of a 
structure. 

Floor Area Ratio (FAR) means the numerical value obtained by dividing the gross floor 
area of all buildings on a premises by the total area of the premises on which the 
buildings are located. 

Freeway means a limited-access roadway as provided by the California Streets and 
Highways Code. 

Geotechnical report means a preliminary report that states existing soil conditions and 
provides recommendations for the proposed construction operations. For pwposes of the 
Land Development Code, the term geotechnical report includes soils reports, geological 
reconnaissance, geotechnical investigations, and seismic studies. 

Grade means the elevation of the surface of the ground . 

Grade, existing (See existing grade) 

Grade, proposed (See proposed grade) 

Grading means any earthwork that involves grubbing, excavating, embanking, or filling. 

Gross floor area means the sum of the horizontal square footage of all existing, 
proposed, and phantom floors of a building which may or may not be completely 
enclosed within the exterior surface of the surrounding exterior walls. See Section 
113.0234 for additional information on calculating gross floor area. 

Ground sign means any sign supported wholly by uprights, braces, or poles in or on the 
ground including poster panels, painted bulletins, signs on fences, and signs on 
structures other than buildings and canopies. 

Grubbing means the removal or destruction of vegetation by disturbance to the root 
system or soil surface by mechanical, chemical, or other means. 

Guest room means any rented or leased room that is used or designed to provide sleeping 
accommodations for one or more guests in hotels, motels, bed and breakfast facilities, 
private clubs, lodges, and fraternity or sorority houses. 
Hardscape means patterned paving material including tiles; mortared pavers; wood 
timbers; colored, patterned concrete with a tile, brick, or stone appearance; or a patterned 
paving material with enhanced concrete that has an exposed aggregate, colored, or salt 
finish. 

Ch. Art . 
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Hazardous waste means waste that because of its quantity, concentration, or physical, 
chemical, or infectious characteristics may either cause or significantly contribute to an 
increase in mortality or an increase in serious irreversible or incapacitating reversible 
illness or pose a substantial present or potential hazard to human health or environment 
when improperly treated, stored, transported, disposed of, or otherwise managed. Unless 
expressly provided otherwise, the term hazardous w~te shall include extremely 
hazardous waste as defined in the Code of Federal Regulations (40 CFR Part 264). 

Height, structure (See structure height) 

Historical building means a construction that possesses historical, scientific, 
architectural, aesthetic, or cultural significance that was created principally to shelter 
human activity (such as a house, barn, church, hotel, or similar construction). 

· Historical district means a significant concentration, linkage, or continuity of sites, 
buildings, structures, or objects that are united historically, geographically, or 
aesthetically by plan or physical development and that have a special character, historical 
interest, cultural or aesthetic value, or that represents one or more architectural periods or 
styles in the history and development of the City. 

Historical larldscape means a modified feature of the land that possesses historical, 
scientific, aesthetic, cultural, or ethnic significance to a neighborhood or community. 

• 

Historical object means a construction of historical, scientific, aesthetic, cultural, or • 
ethnic significance that is usually by design or nature movable and primarily artistic in 
nature or relatively small in scale and simply constructed (such as signs, light fixtures, 
and street or garden furniture). 

Historical resource means a designated historical resource, historical building, 
historical structure, historical object, important archaeological site, historical district, 
historical landscape, or traditional cultural property. 

Historical structure means a functional construction that possesses historical, scientific, 
architectural, aesthetic, or cultural significance, usually made for purposes other than 
sheltering human activity (such as large-scale engineering projects, water control 
systems, transportation systems, mine shafts, kilns, ovens, lighthouses, and radio 
telescopes). 

Hotel/Motel means a building containing six or more guest rooms that are rented for less 
than 30 days and used or designed to be used for sleeping purposes. Hotel or motel does 
not include any jail, hospital, asylum, sanitarium, orphanage, prison, detention home, or 
other institution in which human beings are housed and detained under legal restraint. . 

Important archaeological site means a site or location of past human occupation with 
significant subsurface deposits, where important prehistoric or historic activities or 
events occurred, that possesses unique historical, scientific, cultural, religious, or ethnic 
value of local, regional, state, or federal importance. Important archaeological sites 
include: • 
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§ 113.0103 (a) Archaeological sites listed in the City of San Diego Historical Resources Board 
Cont•d Register or listed in or determined to be eligible for listing in the California 

Register of Historical Resources or in the National Register of Historic Places; 

(b) Areas of past human occupation where important prehistoric or historic activities or 
events occurred (such as villages or large camps); arid 

(c) Locations of past or current traditional religious or ceremonial observances as 
defined by California Public Resources Code Section 5097.9, et seq., and protected 
under Public Law 95-341, the American Indian Religious Freedom Act (such as 
burials, pictographs, petroglyphs, solstice observation sites, and sacred shrines). 

Interested person means a person who was present at a public hearing from which an 
appeal arose and who had filed a speaker slip with the decision maker at that public 
hearing or a person who expressed an interest in the decision in writing to that decision 
maker before the close of the public hearing. 

Interior court means a space that is open and unobstructed to the sky and is bounded on 
three or more sides by walls that extend above grade. 

Internally illuminated sign means a sign that has the light source enclosed within it so 
the source is not visible to the eye . 

Kitchen means facilities used or designed to be used for the preparation of food and 
. contains a sink, a refrigerator and stove, and a range top or oven. 

Land use plans means the Progress Guide and General Plan and adopted community 
plans, specific plans, precise plans, and sub-area plans. 

Lateral access means the public access along the shoreline paralleling the water's edge. 

Local Coastal Program has the same meaning as stated in the California Coastal Act of 
1976, Section 30108.6. 

Lodger means any person renting a room in a residential structure for living or sleeping 
purposes without having free access to and use of the rest of the structure. 

Lot means a parcel, tract, or area ofland established by plat, subdivision, or other legal 
means to be owned, used, or developed. See Section 113.0237 for additional 
information on determining a lot. 

Lot coverage means that portion of a lot that is occupied by buildings or structures that 
are roofed or otherwise covered or that are unroofed and have a finished floor that 
extends more than 3 feet above grade. Lot coverage is expressed as a percentage. See 
Section 113.0240 for additional information on calculating lot coverage . 

Low income means any household whose income exceeds 50 percent but does not exceed 
80 percent of the median income as adjusted for household size.as defined by the U.S. 
Department of Housing and Urban Development for the San Diego Standard 
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Lowest floor means the lowest floor of the lowest enclosed area. An unfinished or flood
resistant enclosure that is usable solely for parking vehicles, building access, or storage is 
not considered a building's lowest floor. 

Luminous tube lighting means gas-filled tubing that, when subjected to high voltage, 
becomes luminescent in a color characteristic of the gas used. 

Map, amended (See amended map) 

Manufactured home means a structure that is transportable in one or more sections that 
has been built on a permanent chassis and designed for use as a dwelling when attached 
to the required utilities. The term manufactured home does not include a recreational 
vehicle. 

Map, final (See final map) 

Map, parcel (See parcel map) 

Map, subdivision (See subdivision map) 

Map, tentative (See tentative map) 

Market value means the current dollar value of a structure that is determined in 
accordance with procedures established by the City Manager. 

Marquee means a permanent, roofed structure that is attached to and supported by a 
building and that projects over the public right-of-way. 

MHP A means multiple habitat planning area as identified by the City of San Diego 
MSCP Subarea Plan. The MHPA includes areas to be preserved as well as those areas 
where development will be allowed. 

Mined lands means the surface, subsurface, and groundwater of an area in which surface 
mining operations are proposed to be, are being, or have been conducted, including 
private ways or roads appurtenant to these areas, land excavations, workings, mining 
waste, and areas in which structures, facilities, equipment, machines, tools, or other 
materials or property that result from or are used in surface mining operations are 
located. 

Mining waste means the residual soil, rock, mineral, liquid, vegetation, equipment, 
machines, tools, or other materials or property directly resulting from or displaced by 
surface mining operations. 

Mobilehome means a structure that is transportable in one or more sections, which, in 

• 

• 

the traveling mode, is 8 body feet or more in width, or 30 feet or more in length, or, • 
when erected on-site, has 240 or more square feet of lot coverage, and which is built on a 
permanent chassis and designed to be used as a dwelling when connected to the required 
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utilities, and includes the plumbing, heating, air conditioning, and electrical systems 
contained therein; except that such term shall include any structure which meets all the 
requirements of this paragraph except the size requirements and with respect to which 
the manufacturer voluntarily files a certification and complies with the standards 
established under this part. Mobilehome includes a mobilehome subject to the National 
Manufactured Housing Construction and Safety Act of 1974 (42 U.S.C. and 5401, et 
seq.). 

Moderate income means any household whose income exceeds 80 percent but does not 
exceed 120 percent of the median income as adjusted for household size as defmed by 
the U.S. Department of Housing and Urban Development for the San Diego Standard 
Metropolitan Statistical Area. 

Motel (See hotel/motel) 

MSCP Subarea Plan means the City of San Diego plan implementing the Multiple 
Species Conservation Program. 

Multiple dwelling unit means a building containing two or more dwelling units on a 
single lot . The term does not include companion units or employee housing . 

Off-street parking space means an unobstructed area not located in a public street or 
alley that is maintained exclusively for the parking of one passenger vehicle. 

1 00-year floodplain means the lands adjoining, and including, the channel of a river, 
stream, water course, bay, or other body of water that is subject to inundation by the 
flood waters of a 1 00-year frequency flood. The 1 00-year floodplain includes the 
floodway and floodplain fringe as identified in the flood hazard boundary maps. 

1 00-year frequency flood means a flood that has a 1 percent probability of occurring in 
any given year, as determined by a statistical analysis of stream flow records available 
for the watershed and rainfall and run off characteristics of the region. 

Open fence means a fence that has at least 3 5 percent of the vertical surface area of each 
6-foot section open to light. 

Owner, record (See record owner) 

Parcel map means a map as defined by the Subdivision Map Act, Section 66426, usually 
used to subdivide a property into four lots or less. 

Parking, shared (See shared parking) 

Parking space, off-street (See off-street parking space) 

Parking structure, underground (See underground parking structure) 

Ch. M. Div. 
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Cont'd the public right-of-way line. 

Penthouse means a structure for enclosing mechanical equipment or stairs that is located 
on the roof of a multi-story building and set back from the vertical projections of the 
exterior building walls. 

Permit holder means an applicant who has been granted a permit, or the applicants 
successor, or the person using the property that is subject to the permit. 

Premises means an area of land with its structures that, because of its unity of use, is 
regarded as the smallest conveyable unit 

Previously conforming means the circumstance where a use, structure, or premises 
complied with all applicable state and local laws when it was first built or came into 
existence, but because of a subsequent change in zone or development regulations, is not 
in conformance with the current zone or all development regulations applicable to that 
zone. 

Previously conforming density means the circumstance where a residential development 
is currently an allowed use in the zone and was constructed with a lawful number of 
units, but due to a change in the zone or zoning regulations, now has a greater number of 
units than is allowed in the zone. 

Prezoning ordinance means an ordinance adopted by the City Council that delineates the 
zoning of territory not yet incorporated into the City. 

Primary use means the allowed use on a premises that occupies a majority of the area of 
the premises. 

Projecting sign means a sign other than any type of wall sign that is attached to and 
extends from the face of a structure. 

Property line means a line that defines the boundaries of a lot or premises for purposes 
of applying development regulations. See Section 113.0246 for additional information 
on determining property lines. 

Proposed grade means the grade of a premises that will result after all development has 
been completed. See Section 113.0231 for additional information on determining 
proposed grade. · 

Public improvement means the act or result of construction, reconstruction, or repair of 
improvements that are for or incidental to a public purpose. 

Public nuisance has the same meaning as stated in Municipal Code Section 11.0210. 

Public park means a publicly owned area that is designated as a park. 

Public right-of-way means a public easement for streets, alleys, or other uses. 

• 

• 
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Cont'd utilities of any kind and related facilities. 

Public vantage point means any publicly accessible location on dedicated or publicly 
owned property, including roadways and parks, that affords a view of open space areas, 
unblocked by existing or potential structures built in accordance with provisions of the 
applicable zone. Open space areas include the ocean, a coastal lagoon, a canyon, a 
hillside, or any other open space area identified in an adopted community plan. 

Public utility means a person or entity furnishing gas, electricity, or communication 
services to the citizens of San Diego under a franchise granted by the City or the State 
of California. 

Reclamation means the process of treating land to minimize water degradation, air 
pollution, damage to aquatic or wildlife habitat, flooding, erosion and other adverse 
effects from surface mining operations, including adverse surface effects incidental to 
underground mines, so that they are usable for alternate land uses and create no danger to 
public health or safety. 

Record owner means the owner of real property as shown on the latest equalized 
property tax assessment rolls of the San Diego County Assessor. 

Recyclable material means material that is suitable for reuse, remanufacture, or 
reconstitution, including glass, plastic, paper, and metal. Recyclable material does not 
include general refuse, hazardous waste, or hazardous waste materials. 

Recyclable construction and demolition debris means material generated at construction 
and demolition sites that is suitable for reuse, remanufacture, or reconstitution, including 
asphalt, concrete, aggregates, bricks, rocks, ceramics, drywall, metals, wood, soils or 
other material. 

Recycling facility means a center for the collection or processing of recyclable materials. 
A facility that uses recyclable materials to manufacture an end product that does not 
require further processing is a manufacturing facility, not a recycling facility. 

Recycling Market Development Zones means industrial areas that have been designated 
by the City Council to stimulate businesses that manufacture recycled products and 
process nicyclable material. 

Reimbursement district means the benefitted area within which a property is subject to a 
reimbursement charge for the purpose of reimbursing a developer or the City, or both, 
for the cost of public improvements that are not attributable to the project that funded the 
entire cost of public improvements. 

Remainder parcel means that portion of a subdivided property that is not divided for the 
purpose of sale, lease, or financing as defined in the Subdivision Map Act, Section 
66424.6. 

Remaining yard means the portion of the yards on a premises that is not within the street 
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Resolution of lien means the resolution passed by the City Council establishing the 
amount due from each parcel within a reimbursement district. 

Retaining wall means a wall designed to resist the lateral displacement of soil or other 
materials. 

Roof deck means an enclosed or partially enclosed area, with or without an overhead 
structure, cover, or roof, that is located on a flat or relatively flat roof of a building. Any 
walled area erected exclusively to screen mechanical equipment is not a roof deck. 

Roof eave means the lowest part of a roof that overhangs the wall below and from which 
rain would drain. 

Roof line means the top edge of a roof or the top of the parapet, whichever is the higher 
elevation. 

Roof sign means a sign erected upon, against, or directly above a roof or roof eave, atop 
or above the parapet, or on an architectural adjunct above the roof or roof eave. 

School means an institution oflearning that offers instruction in those courses of study 
required by the California Education Code or that is maintained pursuant to standards set 
by the State Board of Education. This definition does not include a vocational or • 
professional institution or an institution of higher education, including a community or 
junior college, college, or university. 

Screen means the act, process, or result of visually shielding or obscuring a structure or 
use from adjacent property by fencing, walls, berms, or densely planted vegetation. 

Seismic safety study means the most recent update of the document so titled, including 
the Geologic Hazard Maps, Geotechnical Land Use Maps, and Fault Maps, as approved 
by the City Engineer and on file with the City Engineer and the City Clerk. 

Sensitive biological resources means upland and/or wetland areas that meet any one of 
the following criteria: 

(a) Lands that have been included in the City of San Diego Multiple Species 
Conservation Program Preserve; 

(b) Wetlands; 

(c) Lands outside the MHP A that contain Tier I Habitats, Tier ll Habitats, Tier lliA 
Habitats, or Tier IIIB Habitats; 

(d) Lands supporting species or subspecies listed as rare, endangered, or threatened 
under Section 670.2 or 670.5, Title 14, California Code of Regulations, or the • 
Federal Endangered Species Act, Title 50, Code of Federal Regulations, Section 
17.11 or 17.12, or candidate species under the California Code of Regulations; or 
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(e) Lands containing habitats with Narrow Endemic Species as listed in the Biology 
Guidelines in the Land Development manual. 

(f) Lands containing habitats of covered species as listed in the Biology Guidelines in 
the Land Development Manual 

Sensitive coastal bluff means a coastal bluffthat is designated within hazard category 
numbers 41 through 47, inclusive, on the City's Geologic Hazard Maps plus the area of 
an additional I 00-foot strip located landward and contiguous to the coastal bluff edge. 

Setback means a required distance inward from and perpendicular to a property line at or 
behind which all structures must be located unless otherwise specified. See Section 
113.0252 for additional information on measuring setbacks. 

Setback line means a continuous line located at the setback running parallel to the closest 
property line. See Section 113.0249 for additional information on determining setback 
line. 

Sex offender means any individual who has been charged by criminal indictment or 
complaint or convicted of a sex-related offense outside the family unit as defmed by the 
California Penal Code, Part 1, Title 9, Chapter 1, or in Sections 286, 286.5, 288, 288a, 
289 of Chapter 5, or in Section 314 of Chapter 8, or any amendment or recodification of 
any such sections . 

Sex offender treatment and counseling facility means a medical treatment or counseling 
facility that physically or psychologically treats five or more sex offenders within 1 
calendar year. 

Shared parking means the sharing, under legal agreement, of an off-street parking 
facility or facilities by two or more uses. 

Side street means a street abutting a comer lot that is approximately parallel to the line 
along which lot depth is measured as described in Section 113.0243. 

Sign means any identification, description, illustration, or device, illuminated or 
nonilluminated, that is visible from a public place or is located on private property and 
exposed to the public and which directs attention to a product, place, activity, person, 
institution, business, or solicitation, including any permanently installed or situated 
merchandise with the exception of window displays, and any emblem, painting, banner, 
pennant, placard, or temporary sign designed to advertise, identifY, or convey 
information. 

Sign, advertising display (See advertising display sign) 

Sign, changeable copy (See changeable copy sign) 

Sign copy means the words, symbols, or emblems on a sign surface, whether in 
permanent or removable form. 
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Sign copy area means the area of the smallest geometric figure that can enclose the 
words, symbols, or emblems of a wall sign. For internally illuminated wall signs, the 
entire illuminated sign face is the sign copy area. See Section 113.0255 for additional 
information on how to calculate sign copy area. 

Sign, externally illuminated (See externally illuminated sign) 

Sign face means the entire area of a sign on which sign copy could be placed for roof 
signs, ground signs, projecting signs, and advertising display signs. See Section 
113.0258 for additional information on how to calculate sign face. 

Sign, ground (See ground sign) 

Sign, internally illuminated (See internally illuminated sign) 

Sign, projecting (See projecting sign) 

Sign, roof(See roof sign) 

Sign, wall (See wall sign) 

Single dwelling unit means a detached dwelling unit or attached dwelling units where 
each dwelling unit is on an individual/at. 

Social service institution means an organization engaged in activities that promote social 
welfare, including philanthropic assistance to the sick, needy, or unfortunate. This term 
does not include residential care facilities, provisions for on-site residence or 
confinement, adult day care, alcohol recovery facilities, and parolee rehabilitation 
services. 

Solid fence means a fence that provides a solid screen. 

Special flood hazard means any 1 00-year floodplain or area shown on the Federal 
Insurance Rate Map or Flood Hazard Boundary Map as Zone A, AO, Al-30, AE, A99, 
AH, VO, Vl-30, VE, V, M, or E. 

Specified anatomical areas means and includes less than completely and opaquely 
covered human genitals, pubic region, buttocks, anus, female breasts below a point 
immediately above the top of the areolae, or human male genitals in a discernible turgid 
state, even if completely and opaquely covered. 

Specified sexual activities means and includes the fondling or other touching of human 
genitals, pubic region, buttocks, anus, or female breasts; sex acts, normal or perverted, 
actual or simulated, including intercourse, oral copulation, or sodomy; masturbation, 
actual or simulated; or excretory functions as part of or in connection with any of the 
activities set forth above. 

• 

• 

SRO (single room occupancy) hotel means a hotel of which at least 20 percent of the • 
guest rooms are SRO hotel rooms. An SRO hotel does not include any institution in 
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which persons are housed or detained under legal restraint or hospitalized or otherwise 
under medical, nursing or psychiatric care. 

SRO hotel room means a guest room in an SRO hotel that is at least 70 square feet but 
not more than 220 square feet which may have private or shared sanitary facilities but 
does not contain a kitchen. 

Stabilization means the act, process, or result of applying measures designed to 
reestablish a weather-resistant enclosure or the structural stability of an unsafe or 
deteriorated property while maintaining the property's basic existing form. 

Steep hillsides means all lands that have a slope with a natural gradient of 25 percent ( 4 
feet ofhorizontal distance for every 1 foot of vertical distance) or greater and a minimum 
elevation differential of 50 feet, or a natural gradient of200 percent (1 foot of horizontal 
distance for every 2 feet of vertical distance) or greater and a minimum elevation 
differential of 10 feet. 

Story means the area between grade and finished floor, the area between fmish:fioor 
elevations or the area between the finish:fioor elevation and the roof elevation. See 
Section 113.0261 for additional information on measuring story. 

Street means that portion of the public right-of-way that is dedicated or condemned for 
use as a public road and includes highways, boulevards, avenues, places, drives, courts, 
lanes, or other thoroughfares dedicated to public travel, but does not include alleys. 

Street frontage means the length of one premises' property line along the street it 
borders. 

Street, side (See side street) 

Street wall means all contiguous walls of a building whose overall limits make up the 
buildingfacade. See Section 113.0264 for additional information on determining the 
street wall. 

Street wall line means the street wall and a line extending outward from the outermost 
points of the street wall parallel to the street until the extensions of the lines intersect the 
side or rear property lines or encircle the building. See Section 113.0267 for additional 
information on determining street wall line. 

Street yard means the area of a lot or premises that lies between the edge of the nearest 
public right-of-way and the street wall line. 

Structural envelope means the three-dimensional space enclosed by the exterior surfaces 
of a building or structure. 

Structure means an edifice or building of any kind or any construction built up or 
composed of parts joined together in some definite manner including a wall,fence, pier, 
post, sign, or shelter. 

Ch. Art. Div. 
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information on measuring structure height. 

Subdivider has the same meaning as stated in the Subdivision Map Act, Section 66423. 

Subdivision has the same meaning as stated in the Subdivision Map Act, Section 66424. 

Subdivision map means any map that is filed for the purpose of subdividing property as 
defined by the Subdivision Map Act. It may be a final map or a parcel map. 

Subdivision Map Act means the provisions found in California Government Code 
Section 66410, et seq. 

Substantial conformance means that a revision to a development that was approved 
through a permit or tentative map complies with the objectives, standards, guidelines, 
and conditions for that permit or tentative map. 

Surface mining means all or any part of the process involved in the mining of minerals 
by removing overburden and mining directly from the mineral deposits, by open-pit 
mining of minerals naturally exposed, by mining by the auger method, or by dredging 
and quarrying or surface work that is incidental to an underground mine. Surface mining 
operations include in-

place distillation, retorting, or leaching; the production and disposal of mining waste; or 
any exploratory activities. 

Tentative map has the same meaning as stated in the Subdivision Map Act, Section 
66424.5. 

Traditional cultural property means a locale which has been, and may continue to be, of 
religious, mythological, economic, or social importance to an identifiable ethnic group. 
This includes sacred areas where religious ceremonies were or are practiced or that are 
central to a group's origins as a people (such as a mountain, river, or cave). Also 
included are areas where plants or other materials were or are gathered for food, 
medicine, or other economic purposes. 

Transit area means (1) the area within a one-quarter-mile radius of either public streets 
identified in Map No. C-846 on file in the office of the City Clerk as Document No. 00-
17836 (or its successor maps) as having the location, mix of densities, mix of uses, and 
development patterns that can generate sufficient bus ridership to support a frequent and 
consistent level ofbus service (as typified by a 10 to 15-minute frequency of service); or, 
(2) existing and proposed trolley stops and major bus transfer centers that have been 
approved for development by the Metropolitan Transit Development Board (MTDB) 
with identified, available funding. 

• 

Unaccepted offer of dedication means real property or an interest in real property offered • 
to, but not accepted by, the City for public use and on which the City retains the right to 
accept the offer of dedication at a later date. 
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Uncontrolled fill means any fill on which no soil testing was performed or no 
compaction reports or other soils reports were prepared or submitted during or after 
placement. 

Underjloor means the usable or unusable space under the lowest usable finished floor of 
a structure on a sloping lot. 

Underground parking structure means a parking structure constructed so that no more 
than 2 feet, 6 inches of the height of the uppermost story or roof is above grade. 

Vehicular use area means the area of a premises used for parking and vehicular traffic 
for all types of vehicles excluding covered parking structures or underground parking 
areas. 

Very low income means any household whose income does not exceed 50 percent of 
median income as adjusted for household size as defined by the U.S. Department of 
Housing and Urban Development for the San Diego Standard Metropolitan Statistical 
Area. 

Visibility area means the area necessary to allow adequate sight distance for safe vehicle 
and pedestrian movement at intersections involving a public right-of-way. See Section 
113.0273 for additional information on measuring visibility areas . 

Wall, retaining (See retaining wall) 

Wall sign means a sign attached to, or a sign copy area on, a structure or adjunct of a 
structure, including an equipment screen or dormer that completely screens the 
mechanical equipment of the structure, and has its exposed sign face parallel or 
approximately parallel to the plane of the structure to which the sign is attached. 

Wetland buffer means an area or feacture( s) that protects the functions and values of the 
adjacent wetland. 

Wetlands are defined as areas which are characterized by any of the following 
conditions: 

1. All areas persistently or periodically containing naturally occurring wetland 
vegetation communities characteristically dominated by hydrophytic vegetation, 
including but not limited to salt marsh, brackish marsh, freshwater marsh, riparian 
forest, oak riparian forest, riparian woodlands, riparian scrub, and vernal pools; 

2. Areas that have hydric soils or wetland hydrology and lack naturally occurring 
wetland vegetation communities because human activities have removed the historic 
wetland vegetation or catastrophic or recurring natural events or processes have 
acted to preclude the establishment of wetland vegetation as in the case of salt 
pannes and mudflats; 

3. Areas lacking wetland vegetation communities, hydric soils and wetland hydrology 
due to non-permitted filling of previously existing wetlands; 

Ch. Art. Div. 
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It is intended for this definition to differentiate for the purposes of delineating wetlands, 
between naturally occurring wetlands and wetlands mtentionally created by human 
actions, from areas with wetlands characteristics unintentionally resulting from human 
activities in historically non-wetland areas. With the exception of wetlands created for 
the purpose of providing wetland habitat or resulting from human actions to create open 
waters or from the alteration of natural stream courses, areas demonstrating wetland 
characteristics, which are artificially created are not considered wetlands by this 
definition. Taking into account regional precipitation cycles, all adopted scientific, 
regulator, and technological information available from the State and Federal resource 
agencies shall be used for guidance on the identification ofhydrophytic vegetation, 
hydric soils and wetland hydrology. 

Yard means an open area that lies between the setback line and the nearest parallel 
property line within which no structures may be located, unless otherwise specified. See 
Section 113.0276 for additional information on determining yards. 
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Article 3: Land Development Procedures 

Division 2: Rules for Calculation and Measurement 

§ 113.0201 Purpose of Rules for Calculation and Measurement 

Final Draft - 09/05/97 

The purpose of this division is to clarify and define the manner in which specific land 
development terms and development regulations are applied. The intent is to provide the rules for 
calculating, determining, establishing, and measuring those aspects of the natural and built 
environment that are regulated by the Land Development Code. · 

§ 113.0202 When Rules for Calculation and Measurement Apply 

This division applies to development when the applicable regulations include terms or concepts 
that are shown in Table 113-02A The Rules for Calculation and Measurement clarify 
development regulations and land development terms by expanding on the regulations and 
providing detailed explanations of pertinent aspects of the regulation. These rules govern the way 
in which the development regulations are implemented. The land development terms and the 
sections for the corresponding rules are provided in Table 113-02A The Rules for Calculation 
and Measurement of one regulation or term may be used in conjunction with another. 

Table 113-02A 
Rules for Calculation and Measurement 

Land Development Term or Concept Section 

Attic 113.0210 

Building enve/Qpe 113.0213 

Building facade 113.0216 

Coastal bluff edge 113.0219 

Density 113.0222 

Distance Between Uses 113.0225 

Grade: 
Existing Grade 113.0228 
Proposed Grade 113.0231 

Gross floor area 113.0234 

Lot 113.0237 

Lot coverage 113.0240 

Lot Depth and Width 113.0243 

Property line 113.0246 

Setback line 113.0249 

Setbacks 113.0252 

Sign copy area 113.0255 

Sign face 113.0258 

Story 113.0261 

Street wall 113.0264 

Street wall line 113.0267 
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Land DevelopnNHJtTenn or COncept 

Structure height 

VisibiHty area 

Yards 

section 

113.0270 

113.0273 

113.0276 

§ 113.0210 Determining Attic 

An attic is the area under a sloped roof that has a pitch of at least3:12 (3 vertical feet to 12 
horizontal feet) with a height of at least 5 feet and no more than 7 feet, 6 inches, measured from 
the highest finish:floor elevation to the finish roof above. The floor area of an attic shall not 
exceed one-half of the floor area of the nearest full story below. This is illustrated in Diagram 
113-02A. 

Diagram 113-02A 
~ic 
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§ 113.0213 Determining Building Envelope 
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The building envelope is the three-dimensional space determined by identifying the maximum 
permitted structure height and the setbacks for a premises. The outline of the building envelope 
extends upward from the setback lines in an imaginary plane, to the maximum permitted structure 
height, thereby defining the three-dimensional space. This is illustrated in Diagram 113-02B. 

Diagram 113-028 
Building Envelelope 

~ 11! 3! 2 ·= 

• 

• 

• 



• 

• 

• 

,.. Chapter 11: Land Development Procedures Final Draft • 09/05/97 

§ 113.0216 Determining Building Facade 

The building facade is made up of the outer surfaces of all walls, or portions of walls, that are 
visible when projected perpendicularly to a single plane that is most parallel to the closest 
abutting public right--of-way, as shown in Diagram 11J.-02C. 

Diagram 113-02C 
Building Facade 
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The building facade is determined as follows: 

(a) For a comer lot, the building facade is determined separately for each street frontage. 

(b) For a premises abutting a curved public right--of-way, the plane used for determining the 
building facade is an imaginary line connecting the intersections of the two side property 
lines with the public right--of-way, as shown in Diagram 113.020. 

Diagram 113-02D 
Building Facade with Curved Street Frontage 
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(c) The length of the buildingfacade is the distance between the outer limits of the building 
facade measured along the single plane used to determine the building facade. 

(d) The area of the building facade is determined by multiplying the height of the walls by the 
length of the building facade. The area of the building facade includes the area of all doors 
and windows and also includes the area of the roof, in elevation, as viewed from the single 
plane used to determine the building facade. 

§ 113.0219 Determining Coastal Bluff Edge 

Coastal bluff edge is determined as follows: 

(a) The coastal bluff edge is the uppermost termination of the coastal bluff face and the 
seaward-most termination of the top of bluff on a premises. 

(b) When the top edge of the coastal bluff face is rounded toward the top of bluff as a result of 
erosional processes related to the presence of the bluff face, the coastal bluff edge is that 
point nearest the bluff face beyond which the downward gradient of the land surface begins 
to increase more or less continuously until it reaches the general gradient of the coastal bluff 
face. 

(c) The coastal bluff edge is a continuous line across the length of the bluff on the premises 
from which all coastal bluff edge setbacks shall be measured. 

(d) The top of bluff is flat or contains a generally consistent gradient that is significantly less 
than that of the coastal bluff face. 

(e) In the case where there is a step-like feature at the top of the coastal bluff, the landward edge 
of the topmost riser-like landform on the premises is the coastal bluff edge for that premises. 

(f) The precise location of the coastal bluff edge shall be as determined by the City Manager in 
accordance with the regulations in Section 113.0219(a) through (e) and the Coastal Bluffs 
and Beaches Guidelines. 

§ 113.0222 Calculating Density 

(a) Multiple Dwelling Unit Development 

For multiple dwelling unit development, the maximum number of units that may be 
permitted on any premises is determined by dividing the lot area of the premises by the 
number of square feet required for each dwelling unit (maximum permitted density), as 
prescribed by the applicable base zone. 

(1) If the quotient resulting from this calculation exceeds a whole number by 0.50 or more, 
the number of dwelling units may be increased to the next whole number. 

(2) The maximum number of dwelling units permitted on any premises that is located in 
more than one zone shall be the sum of the number of units permitted in each of the 
zones based on the area of the premises in each zone. The dwelling units may be 
located on the premises without regard to the zone boundaries. 

(3) In determining the maximum permitted density, the rounding provisions of Section 
113.0222(a)(l) may be used only once. For example, if multiple calculations are 
required as with application of the density bonus provision, the result of only one 

• 

• 

• 
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calculation may be increased to the next whole number. 

Example of calculation of density for multiple dwelling unit development: 

Lot Area: 1.5 acres x 43,560 (sq. ft./ac.) = 65,340 sq. ft. 

Maximum Permitted Density: 1 dwelling unit/2000 sq. ft. 

Units Permitted = 65,340 + 2,000 = 32.67 dwelling units 

Since the quotient exceeds a whole number by more than 0.50, the maximum number of 
permitted dwelling units may be rounded up to 33 dwelling units. 

(b) Single Dwelling Unit Development 

For single dwelling unit development, no more than one dwelling unit is permitted on a lot. 
The maximum number of permitted lots that can be created by subdivision is determined by 
dividing the total lot area of the site by the minimum lot area prescribed by the applicable 
base zone. The quotient from this calculation is rounded down to the next whole number. 

Example of calculation of density for single dwelling unit development: 

Lot Area: 15 acres x 43,560 (sq. ft./ac.) = 653,400 sq. ft. 

Minimum Lot Area Prescribed by Zone: 5,000 sq. ft . 

Lots Permitted= 653,400 + 5,000 = 130.68/ots 

Round down to whole number for a total of 130 lots. A maximum of 130 dwelling 
units is permitted. 

§ 113.0225 Measuring Distance Between Uses 

When there is a separation requirement between uses, the distance of the separation shall be 
measured as follows (this is illustrated in Diagram 113-02E). 

(a) The distance shall be measured between property lines, buildings, or use locations, as 
required by the regulations for the particular use. 

(b) The distance shall be measured in a straight line between the two closest points of the 
property lines, buildings, or use locations. 

(c) The distance shall be measured horizontally without regard to topography or structures that 
would interfere with a straight-line measurement. 
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Diagram 113-02E 
Distance Between Uses 
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§ 113.0228 Determining Existing Grade 

(a) Existing grade is the ground elevation of the surface of a premises that has never been 
graded or, for a premises· that has been graded, the ground elevation that existed on March 
4, 1972. This is illustrated in Diagram 113-02F. 

• 

• 

• 
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Diagram 113-02F 
Existing Grade 

Ungraded premises 

Previously graded premises Previously graded premises 

(b) If grading was approved and conducted as part of an approved tentative map, existing grade 
is the ground elevation of the premises following completion of the approved grading 
operation. 

(c) When existing grade on a previously graded premises is not readily apparent, the City 
Manager may use the grade adjacent to the previously graded area or the grade on adjacent 
properties to establish the existing grade for the previously graded area. Existing grade at 
the disturbed area shall be an imaginary plane that connects elevations of existing grade 
through the previously graded area, as shown in Diagram 113-020. 

Diagram 113-02G 
Connecting Elevations for Existing Grade 
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§ 113.0231 Determining Proposed Grade 

Proposed grade is the ground elevation that will exist when all proposed development has been 
completed. Proposed grade does not include basements where, at any point adjacent to the 
basement, the vertical distance between existing grade or proposed grade, whichever is lower, 
and the finish:floor elevation immediately above is 2 feet, 6 inches or more, as shown in Diagram 
113-02H. If a basement contains multiple floors, the finish :floor elevation of the highest 
basement floor shall be used to determine proposed grade. 

Diagram 113-02H 
Proposed Grade With Basement 

§ 113.0234 calculating Gross Floor Area 

• 

Gross floor area is calculated in relationship to the structure and grade adjacent to the exterior 
walls of a building. The elements included in the gross floor area calculation differ according to 
the type of development proposed and are listed in Section 113.0234(a). The additional elements • 
included for development in residential zones and for residential development in other zones are 

Ch. Art. 
l11 ' 3 

listed in Section 113.0234(b ). The additional elements included for commercial and industrial 
zones for other than residential development are listed in Section 113.0234( c). Gross floor area 
does not include the elements listed in Section 113.0234(d). 

(a) Elements Included in Gross Floor Area For Development in All Zones 

(1) Gross floor area includes all existing and proposed floors within the horizontal area 
delineated by the exterior surface of the surrounding exterior walls of the building. 

(2) Gross floor area includes basements as follows: 

(A) For lots that slope less than 5 percent along each edge of the building footprint, 
gross floor area includes the area of all portions of a basement where the vertical 
distance between existing grade or proposed grade, whichever is lower, and the 
fmish:floor elevation above exceeds 3 feet, 6 inches as shown in Diagram 113-021. 

• 
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Diagram 113-021 
Basements with Less than 5 Percent Slope 

- Less than 5% slope 

Section View 

PlanVJBW 

(B) For lots that slope 5 percent or more along any edge of the building footprint, gross 
floor area includes the area of all portions of a basement where the vertical 
distance between existing grade or proposed grade, whichever is lower, and the 
finish:floor elevation above exceeds 5 feet, as shown in Diagram 113-021 . 

Diagram 113-02J 
Basements with 5 Percent or More Slope 

Area 
included 
illGFA 

Seelion View 

Plan View 

(3) Gross floor area includes those portions of underground parking structures where, at 
any point, the vertical distance from existing grade or proposed grade, whichever is 
lower, to the fmish:floor elevation immediately above, is more than 2 feet, 6 inches as 
shown in Diagram 113-02K. For the purpose of determining gross floor area of 
underground parking structures, proposed grade does not include openings to 
underground parking if there are no more than two on-grade openings for vehicular 
access per premises, and no more than one opening for every 50 feet of street frontage 
provided that the openings do not exceed a width of 16 feet for single unit residential 
zones, 18 feet for multiple unit residential zones, 20 feet for commercial zones, and 25 
feet for industrial zones. 

~ Ch. Art. Div. 
:11. 3 2 ••• 
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Diagram 113-02K 
Underground Parking Structures 

Building Outline "-.,... 

STREET 

Section view Plan view 
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(4) Gross floor area includes enclosed exterior stairwells and enclosed exterior elevator 
shafts. 

( 5) Gross floor area includes interior shafts such as elevator shafts, ventilation shafts, and 
other similar vertical shafts, interior stairwells, ~. and mechanical equipment 
rooms. Gross floor area includes the area of the horizontal projection into the interior 
shaft of each floor in plan view that is served by the elevator, shaft, stairwell, or ramp, 
as shown in Diagram 113-02L. 

Diagram 113-02L 
Interior Stairwells and Vertical Shafts 

Prolection of floor 
/ included In GFA =zr-r--

lnlertor Stairwell Interior Vertical Shaft 

( 6) Gross floor area includes on- or above-grade parking structures, garages, and carports 
that are constructed and maintained with less than two elevations of the element that are 
at least 75 percent completely open, as shown in Diagram 113-02M. 

.................. _..._._ 
1 elevation open 
(included in GFA) 

Diagram 113-02r.t 
Parking Structures 

2 elevations at 
least 75% open 
(not included in GFA) 

3 elevations at 
least 75% open 

(not included in GFA) 

(7) Gross floor area includes penthouses, except in the following instances: 

• 

• 

• 
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(A) When height of the enclosure above the highest roofline of the building or 
strocture upon which the enclosure is located is no more than 13 feet for an 
elevator shaft or 9 feet for a stairwell; and 

(B) When total plan area of the enclosure or enclosures is not more than 10 percent of 
the area of the roof plan of the building. 

(b) Additional Elements Included in Gross Floor Area in Residential Zones and for Residential 
Development in Other Zones 

(1) Gross floor area includes roofed porches, entrances, exterior balconies, and patios 
when they project from the primary strocture and are constructed and maintained with 
at least two elevations of the element that are less than 40 percent permanently open, as 
shown in Diagram 113-02N. 

Diagram 113-02N 
Projecting Porches and Balconies 

2 elevations at least 
40"/oopen 

(not included in GFA) 

2 elevations 
more than 40"1. open 
(not included in GFA} 

3 elevations at least 
40%open 

(not included in GFA) 

3 elevations 
more than 40% open 
(not included in GFA} 

1 elevation open with building 
area on only 1 side 
(included in GFA) 

(2) Gross floor area includes roofed porches, entrances, exterior balconies, and patios 
when ( 1) the element is recessed or partially recessed in the strocture and surrounded or 
partially surrounded on three sides by the enclosed building, except that 100 square feet 
of the recessed portion of the element is not included in gross floor area, or (2) the 
elevation of the fourth side of the element is less than 40 percent open. This is 
illustrated in Diagram 113-020 . 
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Diagram 113-020 
Recessed Porches and Balconies 

BALCONY 

1 elevation at least 40% open with building 
area on 3 sides (not included in GFA 

PORCH 

1 elevation open with building area 
on 3 sides (not included in GFA 

if recessed area is less than 100 sq. ft.) if recessed area is less than 100 sq. ft.) 

(3) Gross floor area includes at-grade space that is built with enclosed space above, when 
the enclosed space above exceeds a height of 5 feet measured from the top of the wall 
or post supporting the space to the top of the roof above when the gradient along any 
edge of the at-grade space is less than 5 percent, as shown in Diagram 113-02P. Gross 
floor area in this situation includes the area of the at-grade space when there is at least 
7'-6" between grade and the finish:fioor elevation of the space above and that portion 
of the area of the enclosed space above that exceeds the 5-foot height. 

Diagram 113-02P 
Carport with Enclosed Space Above 

--.::...._ ... _ 
~ .... .... 

Less-than 5% slope .. 

...... -- .,.. 

T 
Min5' 

t-
Min 7'-8" 

j_ 

At-grade space and enclosed space above count as GFA 

(4) Gross floor area includes any projectedfloorarea and other phantomfloors within the 
building's exterior walls where specified dimensions are met. Phantom floors are · 
located within the space above or below actual floors within a building, and are 
measured separately above each actual floor or below the lowest actual floor for under 
floor area, described as follows: · 

(A) Phantom Floors. When the vertical distance between the finish:fioor elevation and 
the finisb:floor or flat roof immediately above does not exceed 15 feet, the area of 

• 

• 

one floor (the actual floor) is included in gross floor area, as shown in Diagram • 
113-02Q. 
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15' 

l 

Diagram 113-02Q 
One Floor Below Actual Floor and Flat Roof 

I 
Actual Floor Max 

F=====A:ct:u:ai:F:IIo=o=r==~~ 
Actual Floor 

... 

When the vertical distance between the finish:floor elevation and the elevation at 
the midpoint of the sloped roof immediately above that has at least a 2: 12 pitch (2 
vertical feet to 12 horizontal feet) pitch does not exceed 15 feet, and the elevation 
of the highest point of the roof does not exceed 20 feet, the area of one floor (the 
actual floor) is included in gross floor area, regardless of the location of the 
ceiling, as shown in Diagram 113-02R. 

Diagram 113-02R 
One Floor Below Sloped Roof 

Actual Floor 

Max 
20' 

When the vertical distance between the finish:floor elevation and the finish:floor 
or flat roof elevation immediately above exceeds 15 feet, gross floor area includes 
the area of the actual floor plus· the area of a phantom floor at 15 feet of height and 
at each 7-foot, 6-inch increment, or portion thereof, of height above the 15-foot 
height, as shown in Diagram 113-02S. 

Diagram 113..029 
Multiple Floors Below Actual Floor and Flat Roof 

1 I 
,. 
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l l 9' 
Actual floor l Actual floor Actual floor 

3 floors for GFA 3 floors for GFA 3 floors forGFA 

When the vertical distance between the finish:floor elevation and the elevation at 
the midpoint of the sloped roof immediately above that has at least a 2:12 pitch (2 
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vertical feet to 12 horizontal feet) exceeds 15 feet or the elevation of the highest 
point of the roof immediately above exceeds 20 feet. gross floor area includes the 
area of the actual floor plus the area of a phantom floor at 15 feet of height and at 
each 7 -foot, 6-inch increment of height above the 15-foot height, regardless of the 
location of the ceiling, as shown in Diagram 113-02T. Gross floor area excludes 
those portions of actual floors and phantom floors where there is less than 5 feet. 6 
inches of vertical distance between the actual or phantomfloor and the elevation of 
the roof immediately above. 

Diagram 113-02T 
Multiple Floors Below Sloped Roof 

15' 

9' 

211oors for GFA 311oors for GFA 

(B) Attic Space. Gross floor area includes the attic space above ceilings according to 
the regulations for pbantomfloors in Section 113.0234(b)(4)(A), as shown in 
Diagram 113-02U. The location of any ceilings immediately below the roof does 
not affect the measurement ofpbantomfloors above the highest finish:floor 
elevation. 

9' 

Diagram 113-02U 
AtticSpaee 

Not !ncludeclln GFA 

Actual ftoor 

20' 

• 

• 

(C) Underfloor Area. For sloping lots with a minimum slope of 5 percent within the • 
building footprint, gross floor area includes additional phantom floors within the 
enclosed space below the lowest finisb:floor elevation. In this case, the area of a 
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phantom floor is included in gross floor area at each 8-foot, 6-inch increment, or 
portion thereof, of height between the lowest finish:floor elevation and grade, 
measured vertically from the lowest finish:floor elevation, as shown in Diagram 
113-02V. Gross floor area excludes any area where there is less than 5 feet of 
height between grade and the finish:floor or phantom floor elevation immediately 
above. 

Diagram 113-02V 
Underfloor Area 

(D) Interior Balconies, Mezzanines, and Lofts. Gross floor area includes the area 
within a building adjacent to all interior balconies, mezzanines, and lofts, pursuant 
to the regulations for phantom floors in Section 113.0234(b)(4)(A) as if such 
elements did not exist adjacent to the space, as shown in Diagram 113-02W. The 
location of an adjacent interior balcony, mezzanine, or loft does not affect the 
location ofphantomfloors above the finish:floor elevation of the adjacent space. 

Diagram 113-02W 
Mezzanines 

Actual floor 

30' 

(E) Atriums. Gross floor area includes the area of the horizontal projection into the 
atrium from each adjacent.floor in plan view. If no adjacent floors exists, the 
regulations for phantomfloors in Section 113.0234(b)(4)(A) apply to the space 
within the atrium. This is illustrated in Diagram 113-02X. 

Ch. Art. Oiv. 
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5' 

Actual floor 

Diagram 113-02X 
Atriums 

20' 

l 1' 11' 

tlt::::::::l:::Act::u:al:fl::oo::r ==rt~mtc:======~I20' 
w 1 

Actual floor 

(5) Roof Decks. Gross floor area includes roof decks when any portion of the deck's 
parapet, guardrail, wall, or fence (open or solid) enclosing the area exceeds an average 
of 42 inches in height, or exceeds 54 inches in height at any point. 

(c) Additional Elements Included in Gross Floor Area in Commercial and Industrial Zones (for 
other than residential development) 

(1) Gross floor area includes atriums, provided, however, that only proposed or existing 
actual floors are included. 

(2) Gross floor area includes porches when completely enclosed on all sides. 

(d) Elements Not Included in Gross Floor Area 

(1) Interior Courts, as defined in Section 113.0103; and 

(2) Interior modifications, including additions of actual floor area, that do not affect the 
outer limits of the existing structural envelope. 

§ 113.0237 Determining a Lot 

Ch. Art. 
111 : 3 

(a) A lot is legal for purposes of development if it meets any one of the following criteria: 

(1) The lot is an individual parcel designated with a number or letter on a subdivision or 
parcel map recorded with the County Recorder, a record of survey map approved by 
resolution of the City Council and recorded with the County Recorder after December 

• 

• 

• 
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5, 1954, or a division plat approved by and filed with the Development Services 
Department; 

(2) The lot has been officially detennined as a suitable building site or a site for another 
particular use by a variance, certificate of compliance, or other Land Development Code 
procedure; 

(3) The lot was held as a separate parcel before March 4, 1972 and has at least 15 feet of 
street frontage or other legal access to a dedicated street as approved by the City 
Engineer; or 

( 4) The lot was held as a separate parcel upon annexation to the City of San Diego. 

(b) Any lot or parcel that does not comply with the minimum lot area or required lot dimensions 
may nevertheless be used in compliance with the applicable zone if the lot is alegal/ot as 
determined by Section 113.0237(a). 

§ 113.0240 Calculating Lot Coverage 

Lot coverage is calculated by dividing the square footage of the structure's footprint, measured 
from the outer surface of the exterior walls or support structure by the square footage of the lot. 
Lot coverage is expressed as a percentage (for example, 60 percent). This is illustrated in 
Diagram 113-02Y. 

Diagram 113-02Y 
Lot Coverage T-··-··-··-··-··-··-··-··-··-··-··-! 

l~·l ! 
~··-··- .. -··-··-··-··-··-··-··-··-··j 
1 100' --------.r 

Lot coverage= 2.000 sa.tt. = 40% 
5,000 sq. ft. 
not areal 

The following structures are not included in calculating lot coverage: 

(a) Exterior balconies, entrances, canopies, rigid awnings, stoops, openly supported terraces, 
openly supported exterior stairways, and sun baffles or shades when these structures do not 
project more than 6 feet from the supporting structure and are constructed and maintained 
with 40 percent or more of the vertical surface permanently open; 

(b) Roofed areas enclosed by three or fewer exterior walls of a building that provide shelter to 
exterior balconies, entrances, stoops, terraces, and stairways; 

(c) Architectural projections; 

(d) Those portions of underground parking structures, first stories, and basements lying 3 feet 
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or less above grade; and 

(e) Those portions of solar energy systems lying outside of the exterior surfaces of walls. 

§ 113.0243 Measuring Lot Depth and Lot Width 

(a) Lot depth is measured along an imaginary straight line drawn from the midpoint of the front 
propeny line of the lot to the midpoint of the rear propeny line. 

(b) Lot width is measured along an imaginary straight line drawn at right angles to the lot depth 
line, between the side lot lines at the point midway between the front and rear propeny lines. 
Diagram 113..02Z illustrates how to measure lot depth and width. 

Diagram 113-022: 
Lot Depth and Width 

(Midpoint of 

lot~ eo· ----J 
T
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: 1- Lot width line ! 25' I 
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120· I fl) 

§ 113.0246 Detennlning Property Lines 

Ch. Art Div. 

Thepropeny lines define the perimeter of a lot or premises and separate one lot or premises from 
any other lot or premises or from the public right-of-way. These rules for determiningpropeny 
lines are for purposes of applying and interpreting development regulations only and are not 
intended to affect ownership rights or responsibilities. These rules apply regardless of ownership 
of property extending into the public right-of-way. 

(a) Front Propeny Line. The front propeny line separates a lot from the public right-of-way or 
private street. On comer lots, the front propeny line lies along the narrowest street 
frontage, as shown in Diagram 113-02AA. 

111·~12--
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Diagram 113-02AA 
Front Property Line for Comer Lots 
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(b) Front Property Line for Double-Fronted Lots. When a lot extends from one street to another 
street, the front property line lies along both frontages, as shown in Diagram 113-02BB, 
unless the right of vehicular access has been waived to one of the streets as required by a 
governmental agency. In this case, the line separating the lot from the street where access is 
waived becomes the rear property line. 

Diagram 113-02BB 
Front Property Line for Double-Fronted Lots 
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(c) Rear Property Line. The rear property line is the property line opposite and most distant 
from the front property line, as shown in Diagram 113-02AA. For a triangular lot, the rear 
property line is a line 10 feet in length within the lot that connects the two side property 
lines and is parallel to the front property line, or parallel to the chord of a curved front 
property line, and at the maximum distance from it, as shown in Diagram 113-02CC . 
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Diagram 113-02CC 
Rear Property Line on Triangular Lot 

\ ., __ 

·-··-··-··-··-··-··~··-____ STRES,T ___ _ 

(d) Side and Street Side Property Lines. The side property lines connect the front property lines 
to the rear property lines at the comers of the lot. The side property line that abuts the 
public right-of-way is the street side property line. 

§ 113.0249 Determining Setback Une 

· (a) The setback line is a line that runs parallel to the nearest property line at a distance inward 
from the property line equal to the setback. The area between the setback line and the 
parallel property line is the required yard. A continuous line connecting all setback lines 
defines the boundaries of the building envelope at ground level. 

• 

(b) Setbacks established by the Land Development Code may be modified by ordinance, • 
approved final subdivision, record of survey, or division plat. In these situations the setback 
line will be as described in the pertinent document. 

§ 113.0252 Measuring Setbacks 

(a) The distance of the setback is measured inward from and perpendicular to the nearest 
property line, as follows: 

(1) The front setback is measured perpendicular to the front property line; 

(2) The side setback is measured perpendicular to the side property line; 

(3) The street side setback is measured perpendicular to the street side property line; and 

(4) The rear setback is measured perpendicular to the rear property line. 

(b) Those portions of underground parking structures, fll'St stories, and basements that are 
completely below grade are not subject to setback requirements except in zones that require 
landscaping in the front yard. 

§ 113.0255 Calculating Sign Copy Area 

(a) For wall signs, the copy area of a sign is the area of the smallest geometric figure that can •• 
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(b) For internally illuminated signs, the entire illuminated face is considered the copy area. 

§ 113.0258 Calculating Sign Face 

§ 113.0261 

The sign face, as shown in Diagram 113-02DD, is calculated by multiplying the length of the sign 
by the width of the sign. 

(a) The sign face of any two-faced sign with parallel faces, or V -type sign with an interior angle 
of 45 degrees or less, is the area of the single face, unless otherwise provided in the Land 
Development Code. 

(b) The sign face for all other multiple-faced signs is the total area of all faces or panels. 

(c) The sign face of painted signs, individual letter signs, and internally illuminated signs is 
calculated on the basis of the smallest rectangle, circle, or spherical figure that will enclose 
the entire copy area of the sign. 

(d) The sign face does not include incidental striping and lighting elements used to highlight 
architectural features of the building such as parapets, facade breaks, window lines, entries, 
or demarcation of surface texture break. Striping and lighting elements may not connect to 
or through the actual copy area of the sign or constitute an enclosing frame or a highlighting 
of the sign copy. A minimum separation of 12 inches, or 6 inches for each 12 inches of sign 
copy height, shall be maintained between any element of the sign copy and the striping and 
lighting element. 

Diagram 113-0200 
Sign Face and Sign Copy Area 

AREA OF FACE OF SIGN 

Length of sign ---1 . T 
SIGN rr~ .. ~· 
SIGN COPY AREA 

1 Length of copy 81118 1 

Is 1 G N 1---h'-rld"' of copy 81118 

Determining a Story 

A story is that portion of a building between fmish:floor elevations, between fmish:floor and roof 
elevations, and between grade and finish:floor elevations . 

(a) First Story 
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The first story is the lowest story or ground story of any building, the floor of which is not 
more than 2 feet, 6 inches above existing grade or proposed grade, whichever is lower, 
measured to the finish11oor elevation. 

(b) Attic 

An attic is a story if it meets one of the following criteria: 

(1) It has a mansard or similar roof; 

(2) It has a height that exceeds 7 feet, 6 inches from the finish:floor elevation to the peak of 
the roof immediately above; 

(3) It has dormers projecting from a sloping roof where the attic can be used as a habitable 
area, unless the dormer is designed exclusively for ventilation and is not accessible 
from a habitable area; or 

( 4) The proposed floor area of the attic exceeds one-half of the floor area of the story 
immediately below. 

(c) Penthouse 

A penthouse is a story if it meets one of the following criteria: 

(1) Its height above the roof line is more than 13 feet for an elevator shaft or more than 9 
feet for a stairwell; or 

(2) Its total plan area is more than 10 percent of the roof plan area of the building. 

(d) Underground Parking Structures and Basements 

Underground parking structures and basements are stories if there is a vertical distance, at 
any point, of 6 feet or more between existing grade or proposed grade, whichever is lower, 
and the finish:floor elevation immediately above. For the purpose of determining a story, 
proposed grade does not include openings to underground parking structures if there are no 
more than two on-grade openings for vehicular access per premises, and no more than one 
opening for every 50 feet of street frontage, provided that the openings do not exceed 16 feet 
for single unit residential zones, 18 feet for multiple unit residential zones, 20 feet for 
commercial zones, and 25 feet for industrial zones. See Diagram ll3-02EE. 
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Diagram 113-02EE 
Underground Parking Structures and Basements 

Section view 
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§ 113.0264 Detennining Street Wall 

(a) The street wall is made up of the outer surfaces of all walls in all planes along that portion of 
the building that is between the limits of the building facade. The street wall follows all 
indentations along the buildingfacade, as shown in Diagram 113-02FF. 

Diagram 113-02FF 
Street Wall 
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ct.-----------
STREET 

i I I 

j ~Limits of building facade-: : 

--. .. - .. ·-··-··-··-··-··-4·' 

({:-----------
STREET 

(b) The street wall is determined in accordance with the following. 

(1) On a comer lot, each street frontage has a separate street wall. 

(2) The length of the street wall is the sum of the lengths of all walls along that portion of 
the building that is between the limits of the buildingfacade, as shown in Diagram 113-
0200 . 
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Diagram 113-0200 
Length of Street Wall 

~--------~---------:. 

I 
I . . 

jlength ofatreltwall• A+B+C+D+E+F+Gj 
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It-----------

STREET 

(c) The area of the street wall is determined by multiplying the height of all the walls by the 
length of the street wall. The area of the street wall includes the area of all doors and 
windows but does not include the area of the roof. 

§ 113.0267 Determining Street Wall Line 

Ch. Art. Div. 

The street wall line is used to delineate the street yard. The street wall line includes the street 
wall plus a line extending outward from the limits of the street wall, as shown in Diagram 113-
02HH. The extension lines shall be parallel to the street or single plane used to determine the 
building facade. Porches more than 3 feet above grade and site walls that are integral in material, 
design. and placement with the building and which maintain a minimum height of 4 feet may be 
included in determining the street wall line. For a comer lot, the street wall line includes the 
street walls for both frontages. 

----f----:-
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I 
I 

Street Yard j 
L ......... -··-··-··-··-··1 

Diagram 113-02HH 
Street Wall Line 
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§ 113.0270 Measuring Structure Height 

Structure height is measured in accordance with the following. 

(a) Structure Height of Buildings and Structures Other Than Fences, Retaining Walls, or Signs 

(1) The maximum permitted structure height is specified in the applicable zone and defmes 
the upper limits of the building envelope for a premises. It is measured vertically from 
the existing grade or proposed grade, whichever is lower, to form an imaginary plane 
that is parallel to grade, below which all buildings and structures must be located, 
except as described in 113.0270(a)(3). This is illustrated in Diagram 113..02ll. 

Diagram 113-0211 
Maximum Permitted Structure Height 

...... /maginary plane above 

'·-----~=::::::--:.:t ... 
structure height 

+ 
(2) Where there is an extreme natural topographic variation on a premises that covers 10 

percent.or less of the proposed structure's footprint, as shown in Diagram 113..02JJ, 
structure height is measured from an imaginary plane made by connecting the perimeter 
points of the topographic variation, so that the imaginary plane above and parallel to 
grade will not reflect the extreme natural topographic variation. 

Diagram 113-02JJ 
Extreme Topographic Variation 

····~. f Imaginary ~lane disregards 
"····~........... /... topogntph variation 

-~--- ~':;:;;;;-.;-,... L 
I' connecting perim.;T 

....... of topographic Maximum permitted 

~--+·~· .. 
Max 

10% of 
SII'UCillre IOO!Dtlnl 

(3) The structure height is measured from all points on top of a structure to existing grade 
or proposed grade, whichever is lower, directly below each point. This measurement is 
taken vertically through the structure at each point where structure height is being 
measured, as shoWn in Diagram ll3-2KK, except as described in Section 
113.0270(a)(4) . 

Ch. Art. Div. 
:.J1. 3 2 •• 
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Diagram 113-02KK 
Measurement of Structure Height 

( 4) Where a basement, underground parking structure, interior coun, or other similar 
interior area is proposed, the lower of existing grade or proposed grade, adjacent to 
and within 5 feet of that portion of the structure shall be used to measure structure 
height, as shown in Diagram 113-02LL. Structure height for this purpose shall be 
measured from an imaginary plane through the. building that connects these grade 
elevations on both sides of the structure. 

Diagram 113-02LL 
Structure Height at Basement 

(5) The overall structure height is measured from the lowest point of existing grade or 
proposed grade within 5 feet of the structure's perimeter (building wall, balcony, bay 
window, or similar architectural projection) or at the property line, whichever is closer, 
to the highest point of the structure, projected horizontally to directly above this lowest 
point of grade, except as specified in Section 113.0270(a)(6). The overall structure 
height shall not exceed the maximum permitted structure height of the applicable zone 
plus an amount equal to either the maximum grade differential within the structure's 
footprint or 10 feet, whichever is less. In no case may the structure height exceed the 
maximum allowed by the applicable zone at any one point measured pursuant to 
Section 113.0270(a)(3). This is illustrated in Diagram 113-02MM. 
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Diagram 113-02MM 
Overall Structure Height 
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.,~.. _____________ _ 

Low point of structure 

For the purpose of measuring overall stntcture height on a stntcture that provides 
pedestrian access or ventilation to a basement where the vertical distance between the 
adjacent grade and the finish:floor elevation above does not exceed 2 feet, 6 inches, the 
lowest point of existing grade or proposed grade within 5 feet of the structure's 
perimeter does not include one pedestrian or ventilation access with dimensions of up to 
5 feet by 15 feet which abuts the stntcture, as shown in Diagram 113-02NN. 

Diagram 113-o2NN 
Access to Basement 

StepS to access 11 

5'Maxl II 
~15'Max-

Basement Basement 

Plan View I I StepS to access 

f-- 15' Max -.t 
Plan View 

Outside access 

(7) Stntcture height is measured separately for each stntcture that is separated from another 
stntcture on the premises by 6 feet or more . 

(b) Structure Height of Fences, Walls, and Retaining Walls 

(1) Fence and Wall Height 
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(A) The height of any portion of a fence or wall is measured from the lowest grade 
abutting the fence or wall to the top o.f the fence or wall, except that the height of a 
fence or wall on top of a retaining wall is measured from grade on the higher side 
of the retaining wall, as shown in Diagram 113-0200. 

Diagram 113-0200 
Height of Fence or Wall on Retaining Wall 

(B) The height of a fence or wall may be averaged between two points along the 
property line to create a straight line along the top of the fence or wall, provided 
that the average height does not exceed the maximum permitted. 

(2) Retaining Wall Height 

The height of a retaining wall is measured from grade on the lower side of the 
retaining wall to the top of the retaining wall, as shown in Diagram 113-02PP. 

(c) Structure Height of Signs 

Diagram 113-02PP 
Retaining Wall Height 

The height of a ground sign is measured from the lowest point of the existing grade or 
proposed grade, whichever is lower, immediately adjacent to the base of the sign to the 
highest point at the top of the sign structure. 

§ 113.0273 Measuring Visibility Area 

• 

• 

The visibility area is a triangular portion of a premises formed by drawing one line perpendicular 
to and one line parallel to the property line or public right-of-way for a specified length and one 
line diagonally joining the other two lines, as shown in Diagram 113-02QQ. No structures may • 
be located within a visibility area unless otherwise provided by the applicable zone or the 
regulations in Chapter 14, Article 2 (General Development Regulations). 

Ch. 
11 ' 
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(a) For visibility areas at the intersection of streets, two sides of the triangle extend along the 
intersecting property lines for 25 feet and the third side is a diagonal line that connects the 
two. 

(b) For visibility areas at the intersection of a street and alley, two sides of the triangle extend 
along the intersecting property lines for 10 feet and the third side is a diagonal line that 
connects the two. 

(c) For visibility areas at the intersection of a street and driveway, one side of the triangle 
extends from the intersection of the street and the driveway for 10 feet along the property 
line. The second side extends from the intersection of the street and driveway for 10 feet 
inward along the driveway edge and the third side of the triangle connects the two. · 

(d) Where the required front and street side yards measure less than 25 feet when combined, that 
measurement or 15 feet, whichever is greater, establishes the visibility area. 

T 
25' 

<t -1-----
1 

Diagram 113-02QQ 
Visibility Area 

-----~II@L_ 

_____ f _____________ l 

1 0' Street Side Yard .. 

Street 

VISIBILITY AREAS 

Driveway 

§ 113.0276 Detennining Yards 

(a) Yards are determined in the hierarchy described below and shown in Diagram 113-02RR: 

(1) Front Yard. The front yard is determined first. It is the area between the front property 
line and the front setback line and extends the full width of the lot. 
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(2) Street Side Yard. The street side yard, when applicable, is determined next. It is the 
area between the street side property line and the street side setback line that extends 
along the depth of the lot from the :front setback to the rear property line. It does not 
include the front yard. 

(3) Rear Yard. The rear yard is determined after the :front and street side yards. It is the 
area between the rear property line and the rear setback line that extends along the 
width of the lot between the rear property line and the rear setback. It does not include 
the street side yard if one exists. 

(4) Side Yard. The side yard is determined last. It is the area between the side property 
line and the side setback line that extends along the length of the lot from the front 
setback to the rear setback along the side setback line parallel to the side property line. 

Diagram 113-02RA 
Yards 

r·-.. - .. - .. - .. - .. -·. - .. -,.-.. J 
: 1 (4) Side yard 1 : 
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i--~------------, ! 
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Street --;-£ 

I 

It 
(b) Those portions of underground parking structures, first stories, and basements lying more 

than 3 feet above grade are subject to all yard requirements. 

(c) Those portions of underground parking structures, first stories, and basements lying 
between 0 and 3 feet above grade are subject to front yard and street side yard requirements 
in those zones that require landscaping in the front and street side yards. 
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Article 1: General Information Required on Reviews and Enforcement 

Division 1: General Rules for Land Development Review 

§ 121.01 01 Purpose of City Review 

The purpose of City review is to help ensure that development in the City of San Diego is 
.protective of the public health, safety, and welfare. The intent of the Land Development Code is 
to provide different review processes appropriate to the different types of development. 

The Land Development Code provides procedures to review land use plans, zoning actions, 
maps, and permit applications. Map and permit reviews are divided into two major categories: 
development review and construction review. A proposed map or permit may require either type 
or both types of review as specified. Development review is the review of conceptual or 
schematic plans. Development review is required when conditions must be applied to a map or 
permit or when adjustments or exceptions from regulations are proposed street. Construction 
review is review of final or construction plans for compliance with regulations of the Land 
Development Code. 

§ 121.0102 Limitation on the Time for Action Challenging a Land Development Decision 

Any action or proceeding to challenge, review, or void any decision made in accordance with the 
Land Development Code shall commence no later than 90 calendar days after the date on which 
the decision becomes final. Thereafter; all persons are barred from taking any such action or 
invoking any defense of invalidity or unreasonableness of the decision . 

Ch. Art. Div. 
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Article 1: General Information on Required Reviews and Enforcement 

Division 2: Enforcement Authorities For the Land Development Code 

§ 121.0201 Purpose of Enforcement Authorities for the Land Development Code 

The purpose of this division is to ensure the protection of the public health, safety, and welfare by 
providing enforcement authority and remedies. 

§ 121.0202 General Enforcement Authority Regarding the Land Development Code 

(a) In addition to the enforcement authority provided in Municipal Code Section 12.0102, the 
City Manager or designated code enforcement official shall have the authority to promulgate 
policies and regulations reasonably necessary to implement the intent and provisions of the 
Land Development Code including all provisions of the Building, Electrical, Plumbing, and 
Mechanical Regulations. The City Manager or designated code enforcement official shall 
coordinate and develop programs and policies for the consistent and uniform enforcement of 
the Land Development Code. 

(b) Violations of the Land Development Code may also be enforced by using any of the 
enforcement remedies referred to in Municipal Code Chapter 1, Article 2, Division 1 and in 
this division. This division and any other applicable sections of the Municipal Code shall be 
read together in any administrative or judicial proceeding to form the basis of a Land 
Development Code violation. General enforcement definitions that may govern the 
application of this article are in Municipal Code Chapter 1, Article 1, Division 2 . 

§ 121.0203 Authority to Inspect Private Property 

(a) Pursuant to the general authority to inspect private property provided in Municipal Code 
Section 12.0103, the City Manager or designated Code Enforcement Official has the 
authority to enter a structure or premises to determine the following: 

( 1) Whether a building is unsafe, substandard, or dangerous as defined in Chapter 12, 
Article 1, Division 4 (Procedures for Abatement of Unsafe, Dangerous, or Substandard 
Structures); 

(2) Whether a building is of unreinforced masonry bearing wall construction; or 

(3) Whether Municipal Code or applicable state code violations exist. 

(b) In addition to the powers set forth in Section 121.0203(a), the City Manager or designated 
Code Enforcement Official has the authority to enter any structure, during reasonable hours 
or at any time that extreme danger exists, in the discharge of official duties to do the 
following: 

( 1) Inspect, reinspect, or test the installation of electrical wiring, devices, appliances, and 
equipment; 

(2) Disconnect or cut any wire if necessary to protect public safety or property or if the wire 
may interfere with the work of the Fire Department; 

(3) Disconnect or order the discontinuance of electrical service to any electrical wiring, 
device, appliance, or equipment found to be dangerous to the public safety or property 
because it is defective or defectively installed or maintained; 

Ch. Art. Div. 
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§ 121.0203 
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(4) Disconnect or remove any appliance, installation, fixture, or meter associated with a 
plumbing, heating, mechanical, hydraulic, ventilating, air conditioning, electrical, or 
refrigeration system or any related technology or application when necessary for the 
protection of public health and safety; or 

(5) Inspect any sign that is required to have a Sign Pennit Sticker. 

§ 121.0204 Authority to Report Violations 

The City Manager or designated Code Enforcement Official may report violations of the Land 
Development Code to the State Contractors License Board or other appropriate state licensing or 
regulatory agency. 

§ 121.0205 Authority to Issue Stop Orders 

The City Manager or designated Code Enforcement Official may issue a Stop Work Order or a 
Stop Use Order in accordance with Sections 121.0309 or 121.0310. 

§ 121.0206 Liability 

(a) The City Manager or designated Code Enforcement Official charged with the enforcement of 
the Land Development Code, acting in good faith and without malice in the discharge of the 
duties required by the Land Development Code or other applicable law or ordinance, shall 
not be held personally liable for damages to persons or property as a result of an act, or by 
reason of an act, or omission in the discharge of these duties. A suit brought against the City 

• 

Manager or designated Code Enforcement Official because of any act or omission by the • 
City Manager or employee in the enforcement of any provision of the Land Development 

Ch. Art. Div. 

Code or other applicable laws or ordinances implemented through the enforcement of the 
Land Development Code, or enforced by the code enforcement agency, shall be defended by 
the City until tennination of the proceedings, and the City shall assume responsibility for any 
resulting judgment. 

(b) The Land Development Code shall not be construed to relieve from, or lessen the 
responsibility of, any person who owns, operates, or controls any structure for any damages 
to person or property caused by defects. The City Manager, the code enforcement agency, or 
the City shall not be held liable by reason of the inspections authorized by the Land 
Development Code or any pennits or certificates issued under the Land Development Code . 
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Article 1: General Information on Required Reviews And Enforcement 

Division 3: Violations of The Land Development Code And General Remedies 

§ 121.0301 Purpose of General Remedies 

The purpose of this division is to require compliance with the Land Development Code, to state 
what activities violate the Land Development Code, and to establish general remedies for these 
violations . 

. § 121.0302 Required Compliance with the Land Development Code· 

(a) It is unlawful for any person to maintain or use any premises in violation of any of the 
provisions of the Land Development Code, without a required permit, contrary to permit 
conditions, or without a required variance. 

(b) It is unlawful for any person to engage in any of the following activities, or cause any of the 
following activities to occur in a manner contrary to the provisions of the Land Development 
Code: 

(1) To erect, place, construct, convert, establish, alter, use, enlarge, repair, move, remove, 
equip, maintain, improve, occupy, or demolish any premises; 

(2) To grade, excavate, clear, jill, grub, build an embankment, construct slopes, or disturb 
sensitive natural or biological resources on any lot or premises; or 

(3) To change density or intensity of the use of land; or 

( 4) To maintain or allow the existence of any condition that creates a public nuisance. 

(c) It is unlawful for any person, whether as owner, architect, contractor, or otherwise to engage 
in any of the following activities: 

(l) To install any electrical wiring, device, appliance, or equipment in such a manner that it 
does not comply with the provisions of the Land Development Code; 

(2) To maintain an electrical system that was not installed in accordance with the Land 
Development Code, or that, notwithstanding compliance with the Land Development 
Code, is maintained in an unsafe condition as determined by the designated Code 
Enforcement Official; 

(3) To sell, offer for sale, lend, rent, or dispose of by gift or premium any electrical 
material, device, or appliance designed or intended for attachment directly or indirectly 
to any electrical system, circuit, or electrical service for light, heat, or power in the City 
of San Diego, unless the electrical material, device, or appliance complies with the 
provisions of the Land Development Code; or 

(4) To install or modify any device, structure, or addition that will cause a capacity demand 
greater than the existing electrical, plumbing, mechanical, or structural system was 
designed and approved to handle . 

(d) It is unlawful for any person, firm, or corporation to erect, install, alter, repair, relocate, add 
to, replace, use, or maintain plumbing, heating, ventilating, air conditioning, or refrigeration 
equipment, or cause the same to be done, contrary to or in violation of any provision of the 
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Land Development Code. 

(e) Maintenance of plumbing, heating, ventilating, air conditioning, or refrigeration equipment 
that was unlawful at the time it was installed shall constitute a continuing violation of the 
Land Development Code. Existing plumbing, heating, ventilating, air conditioning, and 
refrigeration equipment, however, shall be deemed to have conformed with applicable law in 
effect at the time of installation if the Building Official or designated code enforcement 
official determines that the existing equipment is currently in good and safe condition and is 
working properly. The existing equipment may be retained and used in connection with 
alterations or repairs if it has been determined to be properly maintained in good and safe 
condition. 

(f) The Building Official may disconnect or cease the operation of gas or electrical services 
when a structure is not occupied or is unfit or unsafe for occupancy. 

(g) When any structure or premise has been inspected by the Building Official or designated 
Code Enforcement Official and the new or existing plumbing, heating, ventilating, air 
conditioning, or refrigeration is found to be defective, hazardous, or in violation of the 
provisions of the Land Development Code, the Building Official may abate such conditions 
or structures in accordance with the provisions of Chapter 12, Article 1, Division 4 
(Procedures for Abatement of Unsafe, Dangerous, or Substandard Structures). 

(h) Any structure that is proposed for relocation that has been damaged, has had portions 
removed, has been cut into sections, or has been otherwise structurally altered after the pre
relocation examination may be considered a substandard structure or nuisance and may be 
abated in accordance with the Land Development Code. 

(i) The City may take any appropriate enforcement action to abate a public nuisance, despite the 
issuance of any permits to maintain, alter, expand, demolish, or reconstruct a structure, or to 
operate or resume operation of a use. 

§ 121.0308 No Permission to Violate Codes 

§ 121.0309 

(a) The issuance or granting of any development permit or construction permit or any plan, 
specifications, computations, or inspection approval does not constitute a permit for, or an 
approval of, any violation of any of the provisions of the Land Development Code, including 
the Building, Electrical, Plumbing, or Mechanical Regulations or any other ordinanC<:e of the 
City. Development permits, construction permits, or inspections presuming to give authority 
to violate or cancel the provisions of the Land Development Code, Building, Electrical, 
Plumbing, or Mechanical Regulations or other ordinances of the City are not valid. 

(b) The issuance of a development permit or construction permit based on plans, specifications, 
and other data does not prevent the City Manager from subsequently requiring the correction 
of errors in the plans, specifications, and other data or the Building Official from stopping 
building operations that are in violation of the Land Development Code or any other 
applicable law. 

Procedure for Issuing a Stop Work Order 

• 

• 

(a) Issuing a Stop Work Order. Whenever any work is being performed that is contrary to the 
provisions of the Land Development Code, the City Manager may order the work stopped by 
issuing a Stop Work Order. The Stop Work Order shall be in writing and shall be served on 
any person engaged in the work or causing the work to be performed. The person served • 
with the Stop Work Order shall stop the work until authorized by the City Manager to 
proceed. 

Ch. Art 
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(b) City Attorney Review. The City Attorney shall approve all Stop Work Orders before 
issuance except where irreparable hann is imminent so as to warrant an emergency Stop 
Work Order. Where emergency circumstances exist, the order shall be issued according to 
the discretion of the City Manager or designated code enforcement official with immediate 
subsequent review by the City Attorney. 

(c) Appeal of Order. A Stop Work Order may be appealed to the City Manager. When the 
alleged violation involves the Building, Electrical, Plumbing, or Mechanical Regulations, the 
appeal shall be reviewed by the Building Official. All other appeals shall be reviewed by the 
Director of Development Services. The decision maker will provide informal rapid access 
for appellants in these matters in order to minimize unnecessary disruption of construction 
activities. 

§ 121.0310 Procedure for Issuing a Stop Use Order 

§ 121.0311 

§ 121.0312 

Whenever any structure or equipment regulated by the Land Development Code is being used 
contrary to the provisions of the Land Development Code, the City Manager may order the use 
discontinued and the structure, or portion thereof, vacated by issuing a Stop Use Order. The Stop 
Use Order shall be in writing and shall be served on any person engaged in the use to be 
discontinued. The person served with the Stop Use Order shall discontinue the use within the 
time stated in the Stop Use Order until authorized by the City Manager to proceed. 

Remedies 

Violations of the Land Development Code shall be treated as strict liability offenses regardless of 
intent. Violations of the Land Development Code may be prosecuted as misdemeanors subject to 
the fmes and custody as provided in Municipal Code Section 12.0201. The City Manager or 
designated Code Enforcement Official may also seek criminal or civil injunctive relief and civil 
penalties in the Superior Court pursuant to Municipal Code Section 12.0202 or pursue any 
administrative remedy provided in Municipal Code Chapter 1, including administrative 
abatement, revocation of permits, recordation of notice of violation, and withholding of issuance 
of City permits. 

Restoration and Mitigation as a Remedy 

(a) In addition to other enforcement remedies provided for in Municipal Code Chapter 1, the 
City Manager may order the reasonable restoration of a structure, premises, and any adjacent 
and affected site to its lawful condition or may require reasonable mitigation. These 
requirements may be attached as conditions to applicable permits or enforcement actions and 
orders as appropriate. 

(b) Any restoration or mitigation imposed by the City Manager or Building Official shall be at 
the sole cost of the responsible person. 

(c) Mitigation may be appropriate where the City Manager determines that restoration of the 
premises or adjacent site to its pre-existing condition is not feasible or that irreparable 
damage has been done to the premises, an environmentally sensitive land, or a historical 
structure. 

{d) Mitigation may include the purchase or exchange of like-kind real property or structures of a 
similar or greater quality and value . 

(e) The City Manager or Building Official may require a combination of restoration and 
mitigation of the structure or premises if warranted by the circumstances. 
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(f) The City Manager or Building Official may promulgate additional administrative guidelines 
and regulations to implement and clarify the authority to require restoration and mitigation. 

§ 121.0313 Permit Revocation Authority and Procedures 

Except as otherwise provided, if the City Manager determines that there has been a violation of 
the terms, conditions, lawful requirements, or provisions of any development permit, construction 
permit, or approval issued by the City, the City Manager may, in addition to any other remedies 
provided in Municipal Code Chapter 1 or in this division, issue a notice of intent to revoke the 
permit or approval to the permit holder. The notice of intent to revoke shall inform the permit 
holder of the violation and provide a reasonable time for compliance with the applicable 
conditions or regulations. If the permit holder fails to correct the violations outlined in the notice 
of intent to revoke within the specified period of time, the City Manager may schedule a hearing 
to revoke or modify the permit or approval. 

§ 121.0314 Permit Revocation Hearing Procedures 

The hearing provisions of Process Three, in addition to the requirements of this section, apply 
when determining whether to revoke or modify a development permit, a construction permit, or 
any other approval. 

(a) Notice. The City Manager shall mail a notice of the revocation hearing to the permit holder 
and to any persons who request the notice at least 10 business days before the date of the 
revocation hearing. A Notice of Application is not required. 

(b) Presentation of Evidence. The City Manager shall present evidence of any violations at the 
hearing, and the permit holder shall be provided a reasonable opportunity to rebut the 
evidence. 

(c) Findings. The permit or approval may be revoked or modified if the Hearing Officer finds 
any of the following: 

(1) The permit or approval was obtained by misrepresentation or fraud; 

(2) The permit or approval was approved in error; 

(3) One or more of the conditions of the permit or approval have not been satisfied or have 
been violated; 

( 4) The use permitted by the permit or approval Violates an applicable statute, ordinance, 
law, or regulation; or 

(5) The use permitted by the permit or approval is detrimental to the public health, safety, 
or welfare or constitutes a public nuisance. 

§ 121.0315 Revocation Appeal 

Ch. An . 
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The Hearing Officer's decision to revoke or to not revoke a permit may be appealed to the 
Planning Commission in the following manner: 

(a) Persons Who Can Appeal. A revocation decision may be appealed by the following persons: 

(1) The applicant; 
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(2) The permit holder, or 

(3) Any person who participated in the revocation proceedings before the Hearing Officer 
either by being present at the hearing and submitting a speaker slip or by having 
expressed an interest in the revocation proceedings in writing to the Hearing Officer 
before the decision on the revocation. 

(b) Filing an AppeaL An appeal of a revocation decision may be initiated by filing an 
application with the City Manager no later than 10 business days after the date of the 
Hearing Officer's decision. 

(c) Scheduling Appeal Hearings. Within 30 calendar days after the date on which an appeal 
application is filed, the City Manager shall set a hearing before the Planning Commission. 
The appeal hearing shall be noticed in accordance with Municipal Code Section 112.0308. 

(d) Power to Act on Appeal. After the conclusion of the public hearing, the Planning 
Commission may affinn., reverse, or modify the decision on the revocation. The decision of 
the Planning Commission is final. 

§ 121.0316 Recordation of Permit Revocation or Modification 

(a) If a permit is revoked, the City shall forward a copy of the declaration of the decision maker 
revoking the permit to the County Recorder for recordation. Upon recording of the 
declaration, the permit shall be void. 

(b) If the permit is modified, the City shall forward a copy of the permit, as modified, to the 
County Recorder for recordation . 



• 

• 

• 



• 

• 

• 
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§ 121.0401 

Article 1 : General Information on Required Reviews And Enforcement 

Division 4: Procedures For Abatement of Unsafe, Dangerous, or Substandard 
Structures 

Purpose of Procedures for Abatement of Unsafe, Dangerous, or Substandard 
Structures 

(a) The purpose of these procedures is to provide for the inunediate abatement of unsafe, 
dangerous, or substandard structures by repair, rehabilitation, demolition, or removal to 
protect and preserve the safety of the citizens and communities where these structures are 
located. 

(b) The procedures established in this division are in addition to any other administrative, 
criminal, or civil remedy established by law that may be pursued to address violations of the 
Municipal Code. This division does not affect or alter other public nuisance abatement 
procedures established in the Municipal Code. 

§ 121.0402 When the Procedures for Abatement of Unsafe, Dangerous, or Substandard 
Structures Apply 

§ 121.0403 

Any structure that is determined by the City Manager or designated code enforcement official to 
be an unsafe, dangerous, or substandard structure in accordance with Sections 121.0403, 
121.0404, or 121.0405, is declared to be a public nuisance and is subject to all the enforcement 
procedures of the Municipal Code for public nuisances as well as the specific abatement 
procedures of this division. 

Criteria for Determining That a Structure Is Unsafe 

The City Manager or designated Code Enforcement Official may determine that a structure is 
unsafe if any of the following conditions exists to the extent that it threatens the life, health, 
safety, or property of its occupants: 

(a) The building contains one or more structural components that cannot withstand 100 percent 
of the vertical design standards as required by the applicable version of the Building 
Regulations; 

(b) The building contains one or more structural components of the lateral load resisting system 
that cannot withstand 25 percent of the wind or earthquake forces as required by the 
applicable version of the Building Regulations; or 

(c) The building contains parapet walls or other building appendages that are not capable of 
resisting the wind or earthquake forces as required by the applicable Building Regulations. 

§ 121.0404 Criteria for Determining That a Structure Is Dangerous 

The City Manager or designated Code Enforcement Official may determine that a structure is 
dangerous if any of the following conditions exists to the extent that it threatens the health, 
safety, or property of its occupants or the public: 

(a) The walking surface of any aisle, passageway, stairway, or other means of exit is so warped, 
worn, loose, tom, or otherwise unsafe that it does not provide a safe and adequate means of 
exit in case of fire or panic; 

Ch. Art. Div. 
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(b) Any portion, member, or appurtenance of the structure has been damaged by fire, 
earthquake, wind, flood, or by any other cause to such an extent that it is likely to partially or 
completely collapse, fail, detach, or dislodge; 

(c) Any portion of the sttucture is likely to partially or completely collapse because of 
dilapidation, deterioration, or decay; faulty construction; the removal, movement, or 
instability of any portion of the ground necessary to support the building; the deterioration, 
decay, or inadequacy of its foundation; or any other cause; 

(d) The st:tucture bas been so damaged by fire, wind, earthquake, or flood or has become so 
dilapidated or deteriorated as to become an attractive nuisance; a harbor for transients, 
vagrants, or criminals; or would enable persons to commit unlawful acts; 

(e) The sttucture is used or is intended to be used for dwelling purposes but is unsanitary, unfit 
for human habitation, or in a condition likely to cause sickness or disease because of 
inadequate maintenance, dilapidation, decay, damage, faulty construction or arrangement, or 
because of inadequate light, air, or sanitation facilities; 

(f) The st:tucture creates a fire hazard by virtue of its obsolescence; dilapidated condition; 
deterioration; damage; inadequate exits; lack of sufficient fire-resistive construction; faulty 
electrical wiring, gas connections, heating apparatus; or by another cause; 

(g) The sttucture constitutes a public nuisance as defined by law; 

(h) A portion of the sttucture (including the foundation or slab on grade) remains on the site 

• 

after the demolition or destruction of the sttucture or the sttucture has been abandoned for a • 
period of more than 6 months so it constitutes an attractive nuisance or hazard to the public; 

(i) The exits of the sttucture or the means to exit do not conform with the applicable provisions 
of the Municipal Code regarding the number of exits, their width, or any other features that 
may cause a hazard to the life or safety of the occupants or the general public; 

(j) Defective or overloaded electrical systems, faulty or leaking fuel piping systems, deteriorated 
fuel combustion equipment, or combustion product vents are present; or 

(k) The existing use or occupancy violates the fire, health, or Building, Electrical, Plumbing, and 
Mechanical Regulations of the Municipal Code. 

§ 121.0405 Criteria for Determining That a Structure Is Substandard 

The City Manager or designated Code Enforcement Official shall determine that a structure is 
substandard if it meets the definition of "Substandard Building" or "Substandard Structure" in 
accordance with California Health and Safety Code Section 17920.3. 

§ 121.0406 Issuance of Abatement Notice for Unsafe, Dangerous, or Substandard Structures 

(a) Whenever the City Manager or designated Code Enforcement Official determines that a 
structure, or any portion thereof, is an unsafe structure, a dangerous sttucture, or a 
substandard st1Ucture in accordance with this division, the City Manager or designated 

Code Enforcement Official shall issue an Abatement Notice and Order in accordance with 
Municipal Code Section 12.0603 and this division. 

(b) Content of Abatement Notice and Order for Unsafe, Dangerous, or Substandard Structures • 



• 

• 

• 
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( 1) The Abatement Notice and Order shall contain a description of the property in general 
terms reasonably sufficient to identifY the location of the property. 

(2) The Abatement Notice and Order shall refer to the criteria in Sections 121.0403, 
121.0404, and 121.0405 that make the property or structure unsafe, dangerous, or 
substandard. 

(3) The Abatement Notice and Order shall describe the action required to abate the public 
nuisance, which may include any or all of the following measures: 

(A) Repair and Rehabilitation. If the City Manager determines that the structure can 
be reasonably repaired, the Abatement Notice and Order shall require that the 
responsible person obtain all necessary permits immediately and begin the repair 
work within a specified time. The City Manager shall establish reasonable time 
frames to obtain permits and complete all repairs. 

(B) Demolition. If the City Manager determines that the structure cannot be 
reasonably repaired within the guidelines established in California Health and 
Safety Code Section 17980, the Abatement Notice and Order shall require that the 
responsible person obtain all necessary permits immediately and complete 
demolition within the period of time established by the City Manager. 

(C) Vacation and Notice to Tenants. If the City Manager determines that vacation of 
the structure is necessary for demolition or repairs, the Abatement Notice and 
Order shall require the responsible person to expeditiously vacate the structure in 
accordance with applicable laws and within the period of time established by the 
City Manager. 

(D) Clean and Secure. If the structure is vacant or abandoned before or during repairs, 
rehabilitation, or demolition, or after the tenants have vacated, the Abatement 
Notice and Order may require the responsible person to immediately clean and 
secure the property according to the procedures and standards in Municipal Code 
Chapter 5, Article 4, Division 3 (Abatement ofVacant Structures). 

(4) The Abatement Notice and Order shall explain the consequences should the responsible 
person fail to comply with the terms of the Abatement Notice and Order. 

(5) The Abatement Notice and Order shall identifY all hearing rights. 

(6) If the structure is rented or leased for residential occupancy, the Abatement Notice and 
Order shall notifY the responsible person about the possible denial of state income tax 
benefits, pursuant to definitions and procedures in California Health and Safety Code 
Section 17980( d). 

(7) The Abatement Notice and Order shall require the responsible person to provide the 
City Manager with a written statement of his or her intent to abate the public nuisance 
within 10 calendar days from the date on which the notice is served. 

(c) The Abatement Notice and Order, and any supplemental Abatement Notice and Order, shall 
be served by one of the methods of service set forth in Municipal Code Section 11.0301 . 

(d) A copy of the Abatement Notice and Order shall be provided to all tenants of a residential 
building pursuant to California Health and Safety Code Section 17980(c). 

Ch. At1. Div. 
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§ 121.0407 Request for Extension of Time to Comply with Abatement Notice and Order 

The responsible person may submit a written request for an extension of time to comply with the 
Abatement Notice and Order. The City Manager may grant an extension of time if all of the 
following circumstances exist: 

(a) The responsible person enters into an agreement to comply with the Abatement Notice and 
Order if allowed a specified additional amount of time; 

(b) The extension of time will not create or perpetuate a situation that is dangerous to life or 
property; 

(c) Circumstances that justify the delay are beyond the direct control of the responsible person; 
and 

(d) The extension of time shall not exceed an additionall20 calendar days to complete the 
repairs, rehabilitation, or demolition. 

§ 121.0408 Recordation of Abatement Notice and Order 

(a) At any time after the Abatement Notice and Order is served upon the responsible person, the 
City Manager may record the Abatement Notice and Order with the County Recorder's 
Office in accordance with Municipal Code Section 12.0304. 

• 

(b) Whenever the responsible person or the City completes the repairs or demolition as required • 
by the Abatement Notice and Order, the City Manager shall file a notice with the County 
Recorder that certifies that the structure is no longer unsafe, substandard, or dangerous. This 
shall have the effect of canceling the recorded Abatement Notice and Order. 

§ 121.0409 Administrative Enforcement Hearing on Unsafe, Dangerous, or SUbstandard 
Structures 

Ch. At1. Div. 

(a) The City Manager shall schedule an administrative enforcement hearing in accordance with 
Municipal Code Chapter I, Article 2, Division 4, when any of the following circumstances 
exists: 

(1) The responsible person served with the Abatement Notice and Order submits a written 
request for a hearing within 10 calendar days of the service of the Abatement Notice 
and Order; 

(2) The responsible person served with the Abatement Notice and Order fails to comply 
with any of its terms; or 

(3) The required work or demolition is not started or finished within the time specified in 
the Abatement Notice and Order or is not performed in compliance with all applicable 
regulations. 

(b) The hearing shall be conducted according to the administrative enforcement hearing 
procedures set forth in Municipal Code Chapter 1, Article 2, Division 4 (Administrative 
Enforcement Hearing Procedures) . 

(c) The Enforcement Hearing Officer shall consider evidence that is relevant to the following • 
issues only: · 

i 12 1 i 4 •• 



• 
~ Chapter 12: Land Development Reviews Final Draft - 09/05/97 

§ 121.0409 
Cont'd 

(1) Whether the conditions of the structure listed in the Abatement Notice constitute a 
public nuisance; 

(2) Whether the time frame and method of abatement by repair, rehabilitation, vacation, or 
demolition as listed in the Abatement Notice are reasonable under the circumstances; 
and 

(3) Whether the City may abate the conditions causing the public nuisance if the 
responsible person fails to do so. 

§ 121.0410 Enforcement Hearing Officer Decision on Abatement of a Public Nuisance 

After all evidence and testimony have been completed, the Enforcement Hearing Officer shall 
either affirm, reject, or modify the City Manager's decision. If the Enforcement Hearing Officer 
confirms the existence of a public nuisance, the Enforcement Hearing Officer shall issue an order 
that compels the responsible person to abate, and permits the City to abate, the conditions causing 
the public nuisance pursuant> to the procedures in Municipal Code Chapter 1, Article 2, Division 
6 (Administrative Abatement). 

§ 121.0411 Failure to Comply with Administrative Enforcement Order 

If the responsible person served with an Administrative Enforcement Order fails to comply with 
the terms of the order, the responsible person may be prosecuted under Municipal Code Section 
12.0413 and the City Manager may begin appropriate abatement action as authorized in the order. 

• § 121.0412 Who May Perform Work 

• 

Any repair, demolition, work, or vacation oftenants that is undertaken by the City following 
service of the Administrative Enforcement Order may be accomplished by City personnel or by a 
private contractor as provided in Municipal Code Section 12.0606. 

§ 121.0413 Interference with Repair or Demolition Work Prohibited 

It is unlawful for any person to obstruct, impede, or interfere with any officer, employee, 
contractor, or authorized representative of the City of San Diego or any person who owns or holds 
any estate or interest in a structure while he or she conducts repairs, vacates tenants, or 
demolishes in accordance with the provisi<?ns of this division. 

§ 121.0414 Vacant and Unsecured or Boarded Structures 

Any owner of an unsafe, substandard, or dangerous structure that meets the definition of a vacant 
structure in Municipal Code Section 54.0302 may be subject to the provisions of Chapter 5, 
Article 4, Division 3 (Abatement of Vacant Structures). 

§ 121.0415 Recovery of Repair, Demolition, or Vacation Costs 

All costs incurred by the City to implement the Administrative Enforcement Order, including the 
costs for all administrative processing, physical work, and abatement hearings, shall be assessed 
and collected in accordance with Municipal Code Chapter 1, Article 3, Division 3 (Recovery of 
Abatement Costs) . 

Ch. Art. Div. 
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§ 121.0416 Summary Abatement of an Imminent Hazard 

(a) Notwithstanding the administrative procedures in this division for the abatement of a public 
nuisance, whenever the City Manager determines ·that a structure is unsafe, substandard, or 
dangerous and that it creates an imminent hazard to the life, health, and safety of its 
occupants or the general public, the City Manager may exercise any of the summary 
abatement powers and follow the procedures provided in Municipal Code Chapter 1, Article 
2, Division 7 (Summary Abatement). 

(b) After the City Manager has taken the appropriate summary abatement action, the City 
Manager may follow the administrative procedures as specified in this division or pursue any 
other judicial or administrative remedy available under the law. · 

§ 121.0417 Use of Nuisance Abatement Superfund to Pay Costs 

The City's Nuisance Abatement Superfund, as established by Municipal Code Section 13.0308, 
may be used to pay for all costs incurred during the course of the administrative and summary 
abatement, including relocation costs and other special costs as determined by the City Manager. 

§ 121.0418 Standards for Repair of Unsafe, Dangerous, or Substandard Structures 

When the City Manager orders the repair, vacation, or demolition of any unsafe, substandard, or 
dangerous structure, the structure shall be repaired in accordance with the most recent Building, 
Electrical, Plumbing, and Mechanical Regulations as adopted by the City. 

§ 121.0419 Special Procedures for Abatement Actions Involving Designated Historical 
Resources 

Except as provided in Section 121.0416, designated historical resources shall not be substantially 
altered, demolished, or relocated as part of an abatement action without first obtaining a 
Neighborhood Development Permit or Site Development Permit in accordance with Chapter 14, 
Article 3, Division 2. The responsible person shall ensure that any and all corrective actions to a 
designated historical resource will comply with all applicable federal, state, and local regulations 
and ordinances. 

§ 121.0420 Procedures for Tenant Relocation 

(a) The responsible person is responsible for the relocation and associated costs of any tenants 
displaced as a result of an abatement action pursuant to this division and must follow 
applicable requirements of state law. 

(b) If relocation costs are paid by the City, the costs shall be assessed against the responsible 
person as an abatement cost and may be recovered pursuant to procedures in Municipal Code 
Chapter 1, Article 3, Division 3 (Recovery of Abatement Costs). The City Manager will 
coordinate available public assistance to help in the relocation of any tenants. 

§ 121.0421 Posting of Signs Declaring Structure Is Unsafe to Occupy 

(a) After the City Manager orders the vacation of tenants, the City Manager shall post signs in 
substantially the following form at or near each entrance of the structure: 

• 

• 

• 



• 

• 

• 
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Cont'd DO NOT ENTER 

UNSAFE TO OCCUPY 

It is a misdemeanor to enter or remain in this 
building or premises or to remove or deface this 

notice 

San Diego Municipal Code 
City of San Diego 

Trespassers will be prosecuted 

(b) Trespass. Once a structure has been posted in accordance with this section, it is unlawful for 
any person to enter or remain in that structure or premises, except that entry may be made to 
repair or demolish the structure with the proper permits. 

(c) Defacement. It is unlawful for any person to remove or deface any sign or notice posted in 
accordance with this section until the required repairs have been completed or until 
demolition is fmished and all debris have been removed in accordance with the proper 
permits . 

Ch. Art Div. 
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Article 1 : General Information on Required Reviews and Enforcement 

Division 5: Sign Violations and Enforcement Procedures 

§ 121.0501 Purpose of Sign Violation and Enforcement Procedures 

The purpose of these procedures is to provide for the immediate abatement of unauthorized signs 
to protect public health and safety. 

§ 121.0502 Presumption of Responsible Party 

The responsible party for the placement or posting of signs in violation of this division or Chapter 
14, Article 2, Division 12 (Sign Regulations) is presumed to be the person or organization whose 
name appears on the signs in the following situations: 

(a) The candidate seeking election to any office or position; 

(b) The party supporting or opposing a ballot initiative or candidate; 

(c) Any party whose name, telephone, facsimile, or address appears on a sign advertising 
property for sale, lease, or rent or providing directional information to the property; 

(d) The property owner, lessee, or renter of a property used for commercial activities or events, 
including garage, alley, yard, or other similar sales; 

(e) The party whose name, telephone, facsimile, or address appear on a sign advertising an event 
or activity; or 

(f) The property owner, manager, or tenant of the property on which an activity or event occurs. 

§ 121.0503 Procedure to Rebut Presumption of Responsible Party 

(a) A person presumed to be the responsible party may rebut the presumption by filing a 
declaration that he or she was not responsible for the placement of any sign, nor did he or she 
derive any benefit from a sign that was placed in violation of Chapter 14, Article 2, Division 
12 (Sign Regulations). The declaration shall be filed with the City Manager and shall be 
signed under penalty of perjury. 

(b) The City Manager shall determine if a person has demonstrated that he or she is not the 
presumed responsible party. 

§ 121.0504 Inspection and Abatement 

(a) All signs that are required to have a Sign Permit Sticker are subject to inspection. The City 
Manager or designated code enforcement official is authorized to enter any property to 
inspect the sign for placement of the sticker in accordance with Section 121.0203. 

(b) The City Manager may remove an unauthorized sign without notice to the responsible party. 
The costs incurred in removing an unauthorized sign may be recovered by using any of the 
administrative or judicial procedures that are provided in Municipal Code Chapter 1 . 

(c) If the City Manager finds that a sign might cause damage to private or public property, the 
City Manager shall notify the responsible party to remove the sign and associated material 
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within 10 calendar days. If the sign is not removed, the responsible party will be billed for 
the costs of removing the sign and repairing damage to public property. 

(1) When immediate removal of the sign is necessary to protect public safety, the 
responsible party will be billed for the costs of removing the sign . 

(2) A responsible party that elects to remove the sign and associated material is responsible 
for all costs. for the removal and the repairs to damaged property. . 

(d) Any sign that bas been removed by the City Manager may be returned to the responsible 
party when the administra~ve costs for removal are reimbursed to the City. If the 
responsible party of the sign does not request a Post Summary Abatement Hearing in 
accordance with Section 121.0506 or does not request the return of the sign and materials 
within 30 calendar days, the City Manager may dispose of the sign. 

§ 121.0505 Sign Permit Violations 

(a) It is unlawful to erect or maintain a sign contrary to any provision of Chapter 14, Article 2, 
Division 12 (Sign Regulations). 

(b) It is unlawful to erect or maintain a sign subject to Chapter 14, Article 2, Division 12 (Sign 
Regulations) without a Sign Permit Sticker as required by the Sign Regulations. 

§ 121.0506 Post Summary Abatement Hearing Procedures 

• 

(a) The responsible party for a sign that has been removed from public property in accordance • 
with Section 121.0504 may request a Post Summary Abatement Hearing. The request must 
be submitted in writing to the City Manager within 10 calendar days of the date of the 
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removal. 

(b) The Post .Summary Abatement Hearing shall be limited to determining if the sign was 
located on public property. 

(c) The City Manager shall schedule a Post Summary Abatement Hearing within 30 calendar 
days of receiving a written request.· 

(d) A notice of the Post Summary Abatement Hearing shall be provided to the responsible party 
consistent with the noticing requirements of Municipal Code Chapter 1, Article 2, 
Division 4. 

(e) The Post Summary Abatement Hearing shall be conducted by an Enforcement Hearing 
Officer following the City Manager's Enforcement Hearing Policies and Procedures. 

(t) A written copy of the Enforcement Hearing Officer's decision shall be provided to the 
responsible party. 

(g) The Enforcement Hearing Officer's decision is the final administrative remedy without 
further administrative appeals. 
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§ 121.0507 Administrative Citations Penalty Schedule 

(a) In accordance with Municipal Code Section 12.0801, the City Manager may establish a civil 
penalty schedule for administrative citations for signs in violation of Chapter 14, Article 2, 
Division 12 (Sign Regulations). 

(b) In establishing the schedule, consideration shall be given to the costs that are incurred by the 
City in enforcing the sign regulations. 

§ 121.0508 Liability for Injury or Damage 

(a) The provisions of the Land Development Code shall not be construed as relieving or limiting 
in any way the responsibility or liability of any person who erects or owns a sign, for 
personal injury or property damage resulting from the placing of the sign or resulting from 
the negligence or willful acts of such person, his or her agents or employees, or workers in 
the construction, maintenance, repair, or removal of any sign erected in conformance with a 
permit issued in accordance with the Land Development Code. 

(b) The provisions of the Land Development Code shall not be construed as imposing upon the 
City or its officers or employees any responsibility or liability by reason of the approval of 
any signs, materials, or devices under the provisions of the Land Development Code. 

(c) The provisions of the Land Development Code shall not be construed as making the City 
responsible or liable for any failure to remove any sign that violates the Land Development 
Code . 
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Article 1: General Information on Required Reviews and Enforcement 

Division 6: Denial of Permits for Campaign Law Violation 

§ 121.0601 Purpose of Denial of Permits for Campaign Law Violation 

The purpose of this division is to protect the City's land development process by ensuring that 
permits, maps, and other matters are to be granted only by means of a process that is conducted 
under the highest standards of integrity and honesty. The intent is to provide for the denial of a 
permit, map, or other matter because of an applicant or affiliate's violation of campaign 
disclosure laws as a sanction to be imposed only in the public interest to avoid undue influence or 
the appearance of undue influence in the land development process and not for purposes of 
punishment. 

§ 121.0602 Effect of Campaign Law Violation on Issuance of Permit, Map, or Other Matter 

(a) Unless the decision maker finds that denial of a particular permit, map, or other matter would 
adversely affect an applicant's vested rights to the permit, map, or other matter, the decision 
maker shall deny an applicant's request for any permit, map, or other matter listed in Section 
121.0603 if the decision maker finds the following: 

(1) The applicant or affiliate bas been convicted in a court of law for violations of 
California Government Code sections 84300(c) and 84301 (sections of the California 
Political Reform Act requiring disclosure of true campaign donor) as they existed on 
May 15, 1996, or as amended thereafter, and these violations occurred on or after May 
15, 1996 with respect to a City election; or 

(2) The applicant or affiliate is subject to a Fair Political Practices Commission ("FPPC") 
enforcement order, either following a hearing or by stipulation, that makes a finding of 
a violation of California Government Code sections 84300(c) and 84301 as those 
sections existed on May 15, 1996, or as amended thereafter, and these violations 
occurred on or after May 15, 1996 with respect to a City election. 

(b) The decision maker's determination under Section 121.0602(a) as to whether an applicant's 
vested right to a permit, map, or other matter will be adversely affected may be made only 
after consultation with the City Attorney. 

(c) The decision maker's duty under this section to deny permits, maps, or other matters to an 
applicant extends to all divisions or other organizational elements of the applicant, unless 
the prohibition is limited by its terms to specific divisions, organizational elements, or 
commodities. The City may extend the prohibition to include an affiliate if the affiliate is ( 1) 
specifically named and (2) given written notice of the proposed prohibition and an 
opportunity to respond. 

(d) The City's obligation to deny a permit, map or other matter under Section 121.0602(a) shall 
cease three years from the date of conviction in a court of law, or date of an FPPC 
enforcement order, finding a violation of California Government Code sections 84300( c) and 
84301. 
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§ 121.0603 Land Use Authorities and Permits Subject to Campaign Law Regulations 

The following types of discretionary permits, maps, or other matters are subject to Section 
126.0602: 

(a) Zone changes issued pursuant to Chapter 12, Article 3 that are not commenced by the City; 

(b) Variances issued pursuant to Chapter 12, Article 6, Division 8; 

(c) Development permits issued pursuant to Chapter 12, Article 6, Divisions 1 through 7; 

(d) Tentative or parcel maps issued pursuant to Chapter 12, Article 5; 

(e) Development Agreements entered into pursuant to Chapter 12, Article 4; and 

(f) Any other similar permit, map, or other matter identified by the City Manager. 

§ 121.0604 List of Persons Subject to Campaign Law Regulations 

(a) The City Manager shall compile and maintain a current, consolidated list of all persons 
whose application for permits, maps, or other matters is required to be denied under Section 
121. 0602( a); shall periodically revise and distribute the list and issue supplements; and shall 
establish procedures to provide for effective use of the list to ensure that the City does not 
issue permits, maps, or other matters to anyone on the list. 

• 

(b) The list maintained by the City Manager under this section shall indicate the following: • 

(1) The names and addresses of all persons who have been denied permits, maps, or other 
matters under Section 121.0602(a) with cross references when more than one name is 
involved in a single action; 

(2) The cause for the action; and 

(3) The termination date for each listing. 

§ 121.0605 Scope of Campaign Law Regulations 

(a) The fraudulent, criminal, or other seriously improper conduct of any officer, director, 
shareholder, partner, employee, or other individual associated with an applicant may be 
imputed to the applicant when the conduct occurred in connection with the individual's 
performance of duties for, or on behalf of, the applicant or with the applicant's knowledge, 
approval, or acquiescence. The applicant's acceptance of the benefits derived from the 
conduct shall be evidence of knowledge, approval, or acquiescence. 

(b) The fraudulent, criminal, or other seriously improper conduct of an applicant may be 
imputed to any officer, director, shareholder, partner, employee, or other individual 
associated with the applicant who participated in, knew of, or had reason to know of the 
applicant's conduct. 

(c) The fraudulent, criminal, or other seriously improper conduct of one applicant participating 
in a joint venture or similar arrangement may be imputed to other participating applicants if • 
the conduct occurred for, on approval of, or with the acquiescence of these applicants. 
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• § 121.0605 Acceptance of the benefits derived from the conduct shall be evidence of knowledge, approval, 
Cont'd or acquiescence . 

• 

• 



• 

• 

• 



• 

• 

• 



• 

• 

• 
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• Article 2: Land Use Plans 

• 

• 

Division 1: Adoption And Amendment Procedures for Land Use Plans 

§ 122.0101 Purpose of Procedures for Adoption and Amendment of Land Use Plans 

The purpose of these procedures is to standardize the review process for the adoption of new land 
use plans and the privately or publicly initiated amendment of adopted land use plans. 

§ 122.0102 When Review of Land Use Plans Is Required 

Any planning or development proposal that would require adoption or amendment of a land use 
plan shall be reviewed in accordance with this division. 

§ 122.0103 Initiation of Adoption or Amendment of Land Use Plans 

. Preparation of a new land use plan or amendment of an existing land use plan requires initiation 
by one of the following methods. 

(a) The City Council may, by resolution, direct the preparation of a new land use plan or an 
amendment to an applicable land use plan. 

(b) The City Manager or an applicant may request that the Planning Commission initiate an 
amendment to a land use plan by filing an application in accordance with Section 112.0102 . 

(1) The City Manager may recommend that a larger area than that proposed by the 
applicant be included in the proposed amendment. 

(2) The Planning Commission may approve the request to initiate the amendment only if 
the Planning Commission determines that the application meets the criteria listed in 
Section 122.0104. 

(3) The Planning Commission shall deny the request to initiate the amendment if they 
determine that the criteria listed in Section 122.0104 have not been met. If the request 
is denied, the Planning Commission shall mail a notice to the applicant stating that the 
amendment has not been initiated. The notice shall be mailed to the applicant within 2 
business days of the date of the Planning Commission's decision. 

( 4) An applicant whose request to initiate an amendment has been denied may submit a 
written request to the City Clerk that the application to initiate be considered by the City 
Council. The applicant must submit the request no later than 10 business days after the 
Planning Commission's decision. 

( 5) The City Council may initiate the amendment if it determines that the application meets 
the applicable criteria in Section 122.0104. 

( 6) The City Council shall not initiate the amendment if it determines that the criteria in 
Section 122.0104 have not been met. 

Ch. Art. Div. 
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§ 122.0104 Criteria for Initiation of Amendments to Land Use Plans 

(a) Primary Criteria. An amendment to a land use plan may be initiated if any of the following 
criteria are met: 

( 1) The amendment is appropriate due to a map or text error or to an omission made when 
the land use plan was adopted or during subsequent amendments; 

(2) Denial of initiation would jeopardize the public health, safety, or welfare; or 

(3) The amendment is appropriate due to a material change in circumstances since the 
adoption of the land use plan, whereby denial of initiation would result in a hardship to 
the applicant by denying any reasonable use of the property. 

(b) Supplemental Criteria. If none of the primary criteria listed in this section are met, an 
amendment to a land use plan may be initiated if all of the following supplemental criteria 
are met: 

(1) The proposed land use plan amendment is consistent with the goals and objectives of 
the Progress Guide and General Plan; 

(2) The proposed land use plan amendment appears to offer a public benefit to the 
community or City; 

• 

(3) Public services are available or are planned to be available to serve the proposed change • 
in density or intensity of use; and 

(4) City staff is available to process the proposed land use plan amendment without any 
work being deferred on General Fund-supported programs or on-going land use plan 
updates. 

§ 122.0105 Decision Process for Land Use Plans 

A decision on a land use plan or an amendment to a land use plan shall be made in accordance 
with Process Five. 

(a) The City Council may make a minor change to a proposed land use plan during the public 
hearing. 

(b) The City Council shall refer any material change to a proposed land use plan to the Planning 
Commission for its recommendation. The failure of the Planning Commission to provide a 
recommendation on the material change within 45 calendar days of the date of the 
conclusion of the Commission hearing shall be deemed a recommendation for approval. 

§ 122.0106 Certification Requirements for Local Coastal Program Amendments 

(a) Any new land use plan or amendment to an applicable land use plan that applies to property 
in the Coastal Overlay Zone constitutes an amendment to the Local Coastal Program. 

(b) Notice of availability. At least 6 weeks before the City Council hearing to approve or deny 
an amendment to the Local Coastal Program, the City Manager shall distribute a notice of 
availability in accordance with the applicable provisions of the California Coastal Act and 
Guidelines and shall make available to the public a review draft of the amendment language. • 



• 
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(c) Certification of Local Coastal Program Amendments. An amendment to the City's Local 
Coastal Program must be certified by the California Coastal Conunission in accordance with 
Coastal Conunission regulations. If the Coastal Conunission certifies the amendment with 
modifications, the City Council shall conduct a public hearing, noticed in accordance with 
Sections 112.030l(c) and 112.0305, to consider the modifications, no later than 6 months 
after the Coastal Conunission action. 

§ 122.0107 Adoption and Amendment of Specific Plans 

(a) Specific plans adopted on or after [Clerk to insert the effective date of the LDC] shall be 
prepared pursuant to the California Government Code and shall be processed in accordance 
with the land use plan initiation criteria and the decision process described in this division. 

(b) The specific plan shall include the required contents listed in California Government Code 
Section 65451. The required contents shall be formulated into a policy element and a 
regulatory element. The policy element shall contain detailed land use policies for the area 
covered by the specific plan and the decision process and permit type for subsequent 
development proposals that will implement the specific plan. The specific plan shall not 
establish new decision processes or permit types, but shall use Processes One through 
Process Five as established in Chapter 11 and the permit types described in Chapter 12. The 
zoning regulations shall consist of either: 

(1) Application of existing base zones of Chapter 13; or 

(2) Proposed base zones that shall be adopted into Chapter 13 as well as applied to the area 
covered by the specific plan. These zones shall become base zones that could be 
applied to other property in the City. 

(c) A specific plan shall be adopted by a resolution of the City Council. 

(d) Zoning or rezoning to implement the specific plan shall be adopted by ordinance of the City 
Council. 
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Article 3: Zoning 

Division 1 : Zoning and Rezoning Procedures 

§ 123.0101 Purpose of Zoning and Rezoning Procedures 

Final Draft- 09/05/97 

The purpose of these procedures is to establish the process for the inclusion or placement of any 
property within the City of San Diego into any zone as established and defined in Chapter 13. 

§ 123.0102 When a Zoning or Rezoning Application Is Required 

A proposal to apply a zone on any property that is not currently in a City of San Diego zone shall 
require an application for zoning. A proposal to change the zone on a piece of property shall 
require an application for rezoning. 

§ 123.0103 Commencement of a Zoning or Rezoning Action 

A proposed action to designate a zone on a property or change an existing zone may be 
commenced in the following manner: 

(a) By Resolution. The City Council or the Planning Corrunission may initiate a zoning or 
rezoning action by resolution; or 

(b) By Application. A property owner may commence a zoning or rezoning action by filing an 
application in accordance with Sections 112.0102 and 123.0104 . 

§ 123.0104 Applications for Zoning or Rezoning in the Planned Urbanizing Areas 

An application to zone or rezone a property located in the planned urbanizing area, as defined in 
the Progress Guide and General Plan, will be accepted for processing only when the property is 
located within the boundaries of an applicable land use plan or when the zoning or rezoning 
application is processed concurrently with a land use plan proposal. 

§ 123.0105 Decision Process for Zoning or Rezoning 

(a) A decision on a proposed zoning or rezoning action shall be made in accordance with 
Process Five. 

(b) The City Council may approve a zoning or rezoning action whenever public necessity or 
convenience, the general welfare, or good zoning practice justifies this action. 

§ 123.0107 Failure of Planning Commission to Make a Recommendation on Zoning or 
Rezoning 

If the Planning Corrunission fails to provide a recommendation on a proposed zoning or rezoning 
within 45 calendar days after the date of the public hearing before the Planning Corrunission, as 
may be extended by any continuance consented to by the applicant, the City Council shall direct 
that a public hearing be held before the Council without the Planning Corrunission 
recommendation if requested by the applicant . 
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§ 123.0108 Actions the City Council May Take on Zoning or Rezoning 

The City Council may take any of the following actions at the conclusion of a public bearing to 
consider a proposed zoning or rezoning application: · 

(a) Adopt the proposed zoning or rezoning as recommended by the Planning Commission; 

(b) Reject the recommendation of the Planning Commission; 

(c) Modify the recommendation of the Planning Commission and adopt any other zone that has 
been identified for consideration in the public notice; or 

(d) Adopt or reject the proposal or modify the proposal and adopt any other zone that has been 
identified for consideration in the public notice if the Planning Commission has not made a 
recommendation as described in Section 123.0107. 

§ 123.0109 CertHication of Local Coastal Program Amendments to Zoning Ordinances 

(a) An amendment to a zoning ordinance as defined by California Government Code section 
65850 that meets the requirements of, and implements the provisions of the California Public 
Resources Code, Division 20, California Coastal Act, constitutes an amendment to the City 
of San Diego Local Coastal Program. 

(b) The amendment of a Local Coastal Program zoning ordinance must be certified by the 
Coastal Commission in accordance with Coastal Commission regulations. If the Coastal 
Commission certifies a zoning ordinance with modifications, the City Council shall conduct 
a public hearing noticed to consider the modifications no later than 6 months after the 
Coastal Commission action. The hearing shall be noticed in accordance with Sections 
112.0301(c) and 112.0302(b). 

§ 123.0110 Interim Emergency Zoning 

After a rezone has been introduced, and before its adoption, the City Council may adopt an 
interim emergency zoning ordinance to delay development that would be inconsistent with the 
proposed rezone until a decision has been made by the City Council on the rezone. An interim 
emergency zoning action may be initiated only by the City Council or the Planning Commission. 

(a) Notice. No public notice is required for the initial adoption of an interim emergency 
zoning ordinance. 

(b) Decision Process. The City Council may approve or deny a proposed interim emergency 
zoning ordinance without a Planning Commission recommendation. Adoption of an interim 
emergency ordinance requires approval by a two-thirds vote of the elected members of the 
City Council. 

(c) Findings. An interim emergency zoning ordinance may be adopted only if the City Council 
makes all of the followingfindings: 

( 1) Proposed development would be inconsistent with the zoning initiated by the City or 
would preempt the City's ability to implement adopted land use plans and policies; 

(2) Proposed development would be detrimental to the public peace, property, health, 

• 

• 

• 
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or safety; 

(3) The proposed development appears imminent; and 

( 4) The emergency is set forth and defined in the preamble to the proposed ordinance. 

(d) Effective Date. An interim emergency zoning ordinance is effective upon adoption and 
remains in effect for 180 calendar days. 

(e) Extensions. The City Council may extend an interim emergency zoning ordinance for two 
180-day periods or until a land use plan is adopted or amended for the property that is the 
subject of the zoning ordinance, whichever occurs first. The City Council may extend an 
interim emergency zoning ordinance in accordance with Process Five, except that a 
two-thirds vote of the elected members of the City Council is required to approve the 
extension. 

§ 123.0111 Prezoning Ordinance 

Pending incorporation ofterritory adjoining the City, the City Council may adopt aprezoning 
ordinance to delineate the zone that will apply to the property upon annexation to the City. A 
prezoning ordinance may be initiated only by the Planning Commission or the City Council. A 
prezoning ordinance shall become effective upon the annexation of the affected property. The 
City Council may approve or deny a prezoning ordinance in accordance with Process Five . 

Ch. A/1. 
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Article 3: Zoning 

Division 2: Designation of Historical Resources Procedures 

§ 123.0201 Purpose of Historical Resource Designation Procedures 

The purpose of these procedures is to establish a process to identify and designate for preservation 
those historical resources that embody the special elements of the city's architectural, artistic, 
cultural, engineering, aesthetic, historical, political, social, and other heritages. 

§ 123.0202 Designation Process for Historical Resources 

(a) Nominations. Nominations of a historical resource to become a designated historical 
resource may originate from the Historical Resources Board, the City Manager, the City 
Council, or any member of the public including the property owner by submitting a research 
report or similar documentation, as identified in the Historical Resources Guidelines of the 
Land Development Manual, to the Board's administrative staff for consideration by the 
Board. Nominations from the City Manager may originate as a result of a site-specific 
survey required for the purpose of obtaining a construction or development permit consistent 
with Section 143.0212. 

(b) Public Notice to Owner. The owner of a property being considered for designation by the 
Historical Resources Board shall be notified at least 10 business days before the Board 
hearing. Notice to the owner shall contain information about the potential impacts of 
designation and a request to contact the Board's administrative staff regarding information 
for making a presentation to the Board on the proposed designation. No action shall be . 
taken by the Board to designate a historical resource except at a public hearing that provides 
all interested parties an opportunity to be heard. 

(c) Adequacy of Research Report. The decision on whether or not to designate a historical 
resource shall be based on the information in a research report, as specified in the 
Historical Resources Guidelines of the Land Development Manual. If the Board determines, 
either by public testimony or other documentary evidence presented to it, that the research 
report is not adequate to assess the significance of the historical resource, the Board may 
continue its consideration of the property for up to two regular meetings and direct that a 
research report be prepared by the applicant with specific direction from staff as to the 
inadequacies of the original report. The revised research report may be prepared by City 
staff or volunteers, with a copy provided to the owner at least 10 business days before the 
next Board meeting at which the designation will be considered. If a final decision is not 
made within 90 calendar days of receipt of a nomination for designation, the consideration of 
the property by the Board shall terminate unless a continuance has been granted at the 
request of the property owner. 

(d) Continuance. At the request of the property owner, the Historical Resources Board shall 
grant a continuance of one scheduled Board meeting after the motion has been made to 
designate a historical resource. 

(e) Historical Resources Board Decision. The Historical Resources Board shall review the 
Research Report and shall make a decision on whether to designate a historical resource 
based on the criteria specified in, and consistent with the procedures of the Historical 
Resources Guidelines of the Land Development Manual. The action to designate shall 
require the affirmative vote by eight members of the Board. 

(f) Findings. The decision to designate a historical resource shall be based on written findings 



)o- Chapter 12: Land Development Reviews Final Draft - 09/05197 

§ 123.0202 
Cont'd 

describing the historical significance of the property. 

(g) Re-initiation of Designation Proceedings. Designation procedures may not be re-initiated 
within 5 years without owner consent, absent significant new information. 

§ 123.0203 Appeal From Historical Resources Board Decision 

(a) The action of the Historical Resources Board in the designation process is finalll business 
days following the decision of the Board unless an appeal to the City Council is filed with 
the City Clerk no later than 10 business days after the action of the Board. The decision of 
the Historical Resources Board may be appealed by an applicant or an interested person. An 
appeal shall be in writing and shall specify wherein there was error in the decision of the 
Board. The City Council may reject designation on the basis of factual errors in materials or 
information presented to the Board, violations of bylaws or hearing procedures by the Board 
or individual member, or presentation of new information. 

(b) Upon the filing of the appeal, the City Clerk shall set the matter for public bearing as soon as 
is practicable and shall give written notice to the property owner and the appellant of the 
time and date set for the hearing. At the public beariitg on the appeal, the City Council may 
by resolution affirm, reverse, or modify the determination of the Board and shall make 
written findings in support of its decision. 

§ 123.0204 Recordation of Designated Historical Resources 

No later than 90 calendar days following the final decision to designate a historical resource, the 
City Manager shall record the designation with the County Recorder. 

§ 123.0205 Amendment or Recision of Historical Resource Designation 

The Historical Resources Board may amend or rescind any designation of a historical resource 
in the same manner and procedure as was followed in the original designation. This action may 
be taken only if there is new information, the discovery of earlier misinformation, or a change 
in circUIDStances surrounding the original designation. 

§ 123.0206 State and National Register 

Ch. Art. Div. 

The City Council shall consider endorsing the nomination of a historical resource for inclusion in 
the California Register of Historic Resources and the National Register of Historic Places upon 
recommendation of the Historical Resources Board. 
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Article 3: Zoning 

Division 3: Zoning Use Certificate Procedures 

§ 123.0301 Purpose of Zoning Use Certificate Procedures 

The purpose of these procedures is to provide for review of proposed business uses for general 
conformance with the applicable zoning regulations and to establish the right of the business 
owner to initiate operations at a specific location. 

§ 123.0302 When a Zoning Use Certificate Is Required 

(a) A Zoning Use Certificate is required before the commencement of any nonresidential use of 
property within the City of San Diego. 

(b) An application for a Zoning Use Certificate is required whenever an application is submitted 
for issuance of a Business Tax Certificate for a new business, a change of loeation. or a 
change of principal business activity. A Zoning Use Certificate is not required for renewal 
of a Business Tax Certificate. 

§ 123.0303 General Rules for a Zoning Use Certificate 

(a) Issuance of a Zoning Use Certificate is based upon information provided by the applicant. 

(b) The Zoning Use Certificate establishes the applicant's right to initiate the business 
operations listed in the application at a specified location. 

(c) The Zoning Use Certificate may restate applicable conditions of operation contained in the 
base zone regulations or in an applicable development permit. 

(d) With the exception of emergency or interim ordinances, subsequent land use legislation does 
not preclude the initiation of the approved use, unless the Zoning Use Certificate was issued 
in error. 

{e) The Zoning Use Certificate does not relieve the applicant from complying with all 
applicable development regulations or from obtaining all applicable permits and licenses 
required by the City of San Diego. 

§ 123.0304 How to Apply for a Zoning Use Certificate 

§ 123.0305 

An applicant shall apply for a Zoning Use Certificate in accordance with Section 112.0102. The 
application shall include a description of the proposed use and the proposed location. The City 
Manager may require additional information as necessary to judge compliance with all applicable 
regulations. 

Decision on a Zoning Use Certificate 

A decision on an application for a Zoning Use Certificate shall be made in accordance with 
Process One. The City Manager shall review an application for a Zoning Use Certificate and 
shall approve the certificate if the City Manager determines that the proposed use conforms with 
the applicable use regulations of the zone and any applicable development permit or constitutes a 

Ch. Art'-. -":0;;:-'iv. ___ _ 
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§ 123.0305 previously conforming use in accordance with Chapter 12, Article 7 Previously Conforming • 
Cont'd Premises and Uses. · 

§ 123.0306 Issuance of a Zoning Use Certificate 

The City Manager shall issue the Zoning Use Certificate when the required fees have been paid 
and the certificate has been approved. 

§ 123.0307 Expiration of a Zoning Use Certificate 

Ch . 
• 12 • 

A Zoning Use Certificate expires 180 calendar days after issuance if the approved use has not 
commenced. 

• 
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Article 3: Zoning 

Division 4: Temporary Use Permit Procedures 

§ 123.0401 Purpose of Temporary Use Permit Procedures 

The purpose of these procedures is to establish the process for approval of certain uses for limited 
time periods in locations where the uses would not otherwise be allowed in the appHcable zone. 

§ .123.0402 When a Temporary Use Permit Is Required 

A Temporary Use Permit is required for the following uses: 

(a) Retail sales related to seasonal activities, such as holidays; 

(b) Temporary public assembly and entertainment uses; and 

(c) Temporary telecommunication facilities intended to provide service to citywide public 
events. 

§ 123.0403 How to Apply for a Temporary Use Permit 

An applicant shall apply for a Temporary Use Permit in accordance with Section 112.0102. The 
application shall include a description of the proposed use and the proposed location. 

• § 123.0404 Decision on a Temporary Use Permit 

• 

A decision on an application for a Temporary Use Permit shall be made in accordance with 
Process One. The City Manager shall approve a Temporary Use Permit if it meets the following 
conditions: 

(a) The proposed use, for the limited period of time, will not be detrimental to the purpose and 
intent of the applicable zone; and 

(b) The approval of the proposed use would result in no more than two Temporary Use Permits 
for the same use at the same location in any 365-day period. 

§ 123.0405 Issuance and Effective Date of a Temporary Use Permit 

The City Manager shall issue a Temporary Use Permit when the required fees have been paid and 
the permit has been approved. The effective date shall be specified on the permit and shall not be 
later than 30 calendar days after the date of issuance. 

§ 123.0406 Expiration of a Temporary Use Permit 

The City Manager shall set an expiration date for each Temporary Use Permit. The expiration 
date shall not be later than 30 calendar days after the effective date for retail sales related to 
seasonal activities and temporary public assembly and entertainment uses. The expiration date 
shall not be later than 90 calendar days after the effective date for temporary telecommunication 
facilities . 

Ch. Art. Div. 
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• Article 4: Agreements 
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Division 1 : Development Agreement Procedures 

§ 124.0101 Purpose of Development Agreement Procedures 

The purpose of these procedures is to promote and facilitate orderly and planned growth and 
development through the provision of certainty in the development approval process by the City 
and through corresponding assurances by the developers. The intent of these regulations is to 
provide a process for review and approval of Development Agreements in the City in accordance 
with state law, California Government Code sections 65864 and following. 

§ 124.0102 How to Apply for a Development Agreement 

An application for a Development Agreement shall be filed with the City Manager in accordance 
with Section 112.0102 and the following provisions: 

(a) Persons Who May Apply. Any person who has a legal or equitable interest in the subject real 
property may file an application for a Development Agreement. If submitted by the holder 
of an equitable interest, the application must include a title report and a statement of consent 
to proceed with the proposed agreement executed by the holder of the legal interest and 
acknowledged before a Notary Public for the State of California. 

(b) Accompanying Documents. The application shall be accompanied by the proposed adoption 
ordinance and Development Agreement. 

(c) Review of Documents. The City Manager shall review the submittal documents for 
compliance with technical requirements and consistency with the applicable land use plan, 
Local Coastal Program, and City policies and may negotiate additions or modifications to 
the proposed agreement. 

(d) Fees. The applicant for a Development Agreement shall pay a filing fee in accordance with 
Section 112.0202 at the time of filing the application. This fee shall be in addition to any 
other required fees for permits relative to development of the property and shall be for the 
purpose of defraying the costs associated with City review and action on the application. 

§ 124.0103 Contents of Development Agreements 

A Development Agreement shall contain all of the provisions listed in California Government 
Code section 65865.2 including a provision specifying the party responsible for the cost of the 
periodic review. 

§ 124.0104 Decision Process for Development Agreements 

A decision on an application for a Development Agreement shall be made in accordance with 
Process Five and in the following manner: 

(a) Planning Commission Recommendation. The Planning Commission shall recommend 
approval or denial of the Development Agreement and shall include writtenfindings 
specifying the facts and information relied upon by the Planning Commission in making its 
recommendation. A copy of the resolution shall be filed with the City Clerk and with the 
City Manager. 
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(b) City Council Action. The City Council may approve or deny a Development Agreement 
after receiving the Planning Commission's recommendation. If the Planning Commission 
does not make a recommendation within 45 calendar days, the City Council shall take action 
on the Development Agreement by ordinance. The City Council's action is final. 

(c) City Council Finding. To approve a Development Agreement, the City Council must find 
the Development Agreement consistent with the applicable land use plans, Local Coastal 
. Program, and City policies. 

(d) Notice ofDenial. If a Development Agreement is denied, the City Clerk shall mail a notice 
of the denial to the applicant and to the Planning Commission no later than 10 business days 
after the denial. 

§ 124.0105 Effective Date of Development Agreements 

The effective date of a Development Agreement shall be determined by the terms of the 
Development Agreement. 

§ 124.0106 Recordation of Development Agreements 

The City Clerk shall forward a copy of the Development Agreement, and an ordinance that 
describes the land subject to the agreement, to the County Recorder for recordation no later than 
I 0 business days after receipt of a fully executed Development Agreement. The agreement shall 
be binding upon, and the benefits of the agreement shall inure, to the parties and all successors in 
interest to the parties to the agreement. 

§ 124.0107 Periodic Review of Development Agreements 

The City Manager shall review an adopted Development Agreement at least every 12 months, at 
which time the owner of the property subject to the agreement shall be required to demonstrate 

· good faith compliance with the terms of the agreement. The City Manager shall submit a report 
summarizing the review to the City Council. If after reviewing the report, and after a public 
hearing, the City Council finds on the basis of substantial evidence that the owner has not 
complied in good faith with the conditions of the agreement, the City Council may terminate or 
modify the agreement. 

§ 124.0108 Amendment or Cancellation of Development Agreements 

A Development Agreement may be amended or canceled by mutual consent of the parties to the 
agreement or their successors in interest. A decision on an amendment or cancellation shall be 
made in accordance with Section 124.0104. 

§ 124.0109 Conformance with Existing and Subsequently Adopted Regulations 

(a) Local Regulations. Unless otherwise provided by the Development Agreement, the rules, 
regulations, and official policies of the City governing permitted uses of the land, governing 
density, and governing design, improvement, and construction standards and specifications 
applicable to the subject property shall be those rules, regulations, and official policies in 
force at the time of execution of the agreement. The adoption of a Development Agreement, 
however, shall not prevent the City, in subsequent actions applicable to the property or to the 

• 

• 

City in general, from applying new rules, regulations, or policies that do not conflict with • 
those applicable to the property at the time of execution of the Development Agreement. 
The existence of the Development Agreement shall not prevent the City from denying or 
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conditionally approving any subsequent application for development on the basis of the 
existing or new rules, regulations, and policies. 

(b) State and Federal Regulations. If state or federal laws or regulations enacted after a 
Development Agreement has been entered into prevent or preclude compliance with one or 
more provisions of the Development Agreement, the provisions of the agreement shall be 
modified or suspended as may be necessary to comply with the state or federal laws or 
regulations, and every Development Agreement shall so provide. 

§ 124.0110 Enforcement of Development Agreements 

Subject to the provisions of Section 124.0109, a Development Agreement is enforceable by any 
party thereto, notwithstanding any change in any applicable land use plan or specific plan, 
zoning, subdivision, or building regulation adopted by the City that alters or amends the rules, 
regulations, or official policies specified in the Land Development Code or in the Development 
Agreement . 
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Article 5: Subdivision Procedures 

Division 1 : General Rules 

§ 125.0101 Purpose of Subdivision Procedures 

The purpose of these procedures is to regulate the division of lands and the associated design of 
improvements, and the acquisition and vacation of public rights-of-way and public easements 
within the City; to protect both the.public and private interests in land development projects; and 
to supplement the provisions of the Subdivision Map Act and California Streets and Highways 
Code Sections 8300 through 8363. 

§ 125.0110 Applicability of Subdivision Procedures 

The filing of a map as specified in the Subdivision Map Act and this article is required for all 
subdivisions. Determination of whether a final map or parcel map is required for a subdivision 
shall be in accordance with the Subdivision Map Act, Section 66426, or as otherwise specified in 
this article. 

§ 125.0111 Exclusions from Subdivision Procedures 

This article does not apply to actions that are excluded or exempted under the Subdivision Map 
Act, except to provide for processing procedures consistent with the specified exclusion or 
exemption. 

• § 125.0120 When a Map Waiver May Be Requested 

• 

A subdivider may request a waiver of tentative map, parcel map, or final map requirements as 
provided by the Subdivision Map Act, Sections 66428 and 66428.1 for any of the following: 

(a) Parcel Map Waiver. The subdivider may request a waiver of the requirement to file a 
tentative parcel map or parcel map including those imposed by the Subdivision Map Act, 
Section 66426; 

(b) Condominium Projects. For the construction of a condominium project on a single parcel 
that was previously mapped and monumented in a manner satisfactory to the City Engineer; 
or 

(c) Mobilehome Park Conversion. For conversion of a mobilehome park to a condominium in 
accordance with the Subdivision Map Act, Section 66428.1. 

§ 125.0121 Decision Process for Map Waivers 

§ 125.0122 

A decision on an application for a Map Waiver shall be made in accordance with Process Three. 
If the request is approved, the City Manager shall record a Certificate of Compliance or other 
suitable instrument as evidence of such approval in the office of the County Recorder. 

Findings for Map Waivers 

The decision maker may approve a Map Waiver if the decision maker finds that the proposed 
division of land complies with requirements of the Subdivision Map Act and the Land 
Development Code. 

Ch. Art. Div. 
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§ 125.0130 Vesting Maps 

Whenever a provision of this article requires that a tentative map be filed, a vesting tentative map 
may be filed instead as provided by the Subdivision Map Act. 

§ 125.0131 Vesting Rights 

The vesting rights conferred by a vesting tentative map as provided by the Subdivision Map Act 
shall remain in effect for two years from the date of the recordation of the final map or parcel 
map in accordance with the Subdivision Map Act. 

§ 125.0140 How to Apply for Correction and Amendment of Maps 

An applicant shall file an application to correct or amend a recorded map as provided by the 
Subdivision Map Act, Chapter 3, Article 7, in accordance with Section 112.0102. 

§ 125.0141 Decision Process for Correction and Amendment of Maps 

A decision on an application to correct or amend a recorded map shall be made in accordance 
with the following: 

(a) Errors and Omissions: If the proposed corrections or amendments to the recorded map 
consist of corrections to technical errors or omissions as provided by the Subdivision Map 
Act, Section 66469, the decision on the application for Certificate of Correction or amended 
map shall be made by the City Engineer in accordance with Process One; 

(b) Substantial Conformance: If the proposed amendments to the recorded map are not to 
correct errors or omissions but are in substantial conformance with the approved tentative 
map and any associated permits and the application is filed before the latest date to which the 
tentative map could have been extended or one year after the recording date of the parcel 
map or final map, whichever date is later, the decision on the application for the amended 
map shall be made in accordance with Section 125.0530 for amended parcel maps or 
Section 125.0630 for amended final maps; and 

(c) Modified Conditions: If the proposed amendments modify or eliminate conditions of 
approval of the recorded map or do not substantially conform with the approved tentative 
map, the City Council shall make the decision on the application for the amended map in 
accordance with Process Five. 

§ 125.0142 Findings for Correction and Amendment of Maps 

The decision maker may approve an application to correct or amend a recorded map if the 
decision maker makes one of the following findings: 

(a) Errors and Omissions. A Certificate of Correction or amended map processed under Section 
125.0141 (a) may be approved if it complies with the provisions of the Subdivision Map Act, 
Chapter 3, Article 7, and the standards established in the Land Development Manual; 

(b) Substantial Conformance. An amended map processed under Section 125.0141 (b) may be 

• 

• 

approved if it complies with the provisions of the Subdivision Map Act, Section 66470, and • 
the standards established in the Land Development Manual and is in substantial 
c01ijormance with the approved tentative map and any associated development permits; or 
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§ 125.0142 
Cont'd 

(c) Modified Conditions. An amended map processed under Section 125.0141(c) may be 
approved if it complies with the provisions of the Subdivision Map Act, Section 664 72.1. 

§ 125.0143 Recordation for Correction and Amendment of Maps 

If the Certificate of Correction or amended map is approved, the City Manager shall record the 
document in the office of the County Recorder . 
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Article 5: Subdivision Procedures 

Division 2: Certificate of Compliance 

§ 125.0201 Purpose of Certificate of Compliance Procedures 

The purpose of these procedures is to process requests for City certification that a parcel was 
created in compliance with the Subdivision Map Act and the Land Development Code. The intent 
of this division is to provide an expeditious process and to comply with the provisions of the 
Subdivision Map Act, Sections 66499.34 and 66499.35. No development rights shall be conferred 
or impled by the issuance of a Certificate of Compliance. 

§ 125.0210 When a Certificate of Compliance May Be Requested 

Any person owning real property, or a prospective purchaser of real property, may request that the 
City certify whether the property complies with the provisions of the Subdivision Map Act and the 
Land Development Code. 

§ 125.0220 How to Apply for a Certificate of Compliance 

§ 125.0230 

§ 125.0240 

An applicant shall apply for a Certificate of Compliance accordance with Section 112.0102. 

Decision Process for a Certificate of Compliance 

An application for a Certificate of Compliance shall be approved or denied in accordance with 
Process One. 

Issuance of a Certificate of Compliance 

(a) Except as otherwise stated herein, a Certificate of Compliance or Conditional Certificate of 
Compliance can be provided only for an existing parcel, held separately in fee title. 

(b) A Certificate of Compliance shall be issued if the real property complies with the applicable 
provisions of the Subdivision Map Act and the Land Development Code. If the real property 
does not comply with these provisions, a Conditional Certificate of Compliance shall be 
issued. 

§ 125.0250 Recordation of a Certificate of Compliance 

The City Manager shall provide a Certificate of Compliance or a Conditional Certificate of 
Compliance to the County Recorder for recordation . 



• 
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Article 5: Subdivision Procedures 

Division 3: Lot Line Adjustments 

§ 125.0301 Purpose of Lot Line Adjustment Procedures 

The pwpose of these procedures is to process applications for lot line adjustments to implement 
the provisions of the Subdivision Map Act, Section 66412(d). 

§ 125.0310 When a Lot Line Adjustment Is Required 

A Lot Line Adjustment is required when land is taken from one or more parcels and added to one 
or more adjacent parcels, provided that the adjustment would not result in the creation of an 
additional parcel. 

§ 125.0320 How to Apply for a Lot Line Adjustment 

An applicant shall apply for a Lot Line Adjustment in accordance with Section 112.0102. An 
applicant may submit an application for a parcel map in accordance with Chapter 12, Article 5, 
Division 5 in lieu of an application for a Lot Line Adjustment. 

§ 125.0330 Decision Process for a Lot Line Adjustment 

A decision on an application for a Lot Line Adjustment shall be approved or denied in accordance 
with Process One . 

§ 125.0340 Approval Requirements for a Lot Line Adjustment 

§ 125.0350 

The decision maker shall approve an application for a Lot Line Adjustment if the decision maker 
makes the following fmdings: 

(a) The proposed adjustment complies with the applicable provisions of the Subdivision Map 
Act; 

(b) Before adjustment, all lots or parcels are existing parcels of land created by separate fee 
conveyance and meeting the criteria for determination of a lot as specified in Section 
113.0237; 

(c) All adjusted lots or parcels comply with the minimum requirements of the Land 
Development Code and all existing structures comply with established yards, except for 
property for which a Variance has been granted pursuant to Chapter 12, Article 6, Division 8 
(Variances) and for previously conforming lots or structures, for which the Lot Line 
Adjustment shall not increase the existing noncompliance; and 

(d) The Lot Line Adjustment will not result in the creation of any additional parcels. 

Recordation of a Lot Line Adjustment 

If the Lot Line Adjustment is approved, the City shall provide a Certificate of Compliance or 
parcel map to the County Recorder for recordation and shall insure that the subdivider records the 
deeds for the new parcels . 

Ch. Art. Div. 
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Article 5: Subdivision Procedures 

Division 4: Tentative Maps 

§ 125.0401 Purpose of Tentative Map Procedures 

The purpose of these procedures is to provide the process for approving tentative maps and the 
associated design and improvement of proposed subdivisions and to implement the provisions of 
the Subdivision Map Act to provide for the orderly division of land. 

§ 125.0410 When a Tentative Map Is Required 

A tentative map is required for each subdivision of land except for a parcel map that creates no 
additional lots. 

§ 125.0420 How to Apply for a Tentative Map 

§ 125.0430 

§ 125.0431 

An applicant shall apply for a tentative map in accordance with Section 112.0102. The content 
and form for tentative maps and the associated data submitted shall be as specified by the Land 
Development Manual and the Subdivision Map Act. 

Decision Process for a Tentative Map 

An application for a tentative map may be approved, conditionally approved, or denied in 
accordance with Process Three for Tentative Parcel Maps and Process Four for Tentative Final 
Maps except for those tentative maps that include proposals for the vacation of public rights-of 
way or the abandonment of public service easements, which shall be made in accordance with 
Process Five. 

Additional Notice for a Condominium Conversion Map 

For a tentative map converting residential property into a condominium project, a community 
apartment project, or a stock cooperative project, the following notice shall be provided in 
addition to the notice required in Chapter 11, Article 2, Division 3 (Notice): 

(a) Each tenant of, and each person applying for the rental of, a unit of the proposed project 
shall receive all notices required in Chapter 11, Article 2, Division 3 (Notice); 

(b) . Each tenant ofthe proposed project shall be given the notices required in the Subdivision 
Map Act, Section 66427.1; and 

(c) The notices required in Sections 125.043l(a) and (b) shall include a statement advising the 
tenants that should the condominium project be approved, tenants may be required to vacate 
the premises. 

§ 125.0440 Findings for a Tentative Map 

A tentative map may be approved or conditionally approved only if the decision maker makes the 
followingfindings in accordance with the Subdivision Map Act and the Land Development Code: 

(a) The proposed subdivision and its design or improvement are consistent with the policies, 
goals, and objectives of the applicable land use plan; 
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§ 125.0440 
Cont'd 

(b) The proposed subdivision complies with the applicable zoning and development regulations 
of the Land Development Code; 

(c) The site is physically suitable for the type and density of development; 

(d) The design of the subdivision or the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat; 

(e) The design of the subdivision or the type of improvement will not be detrimental to the 
public health, safety, and welfare; 

(f) 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 property within the proposed 
subdivision; 

(g) The design of the proposed subdivision provides, to the extent feasible, for future passive or 
natural heating and cooling opportunities; and 

(h) The decision maker has considered the effects of the proposed subdivision on the housing 
needs of the region and that those needs are balanced against the needs for public services 
and the available fiscal and environmental resources. 

§ 125.0441 Finding of Environmental Mitigation Infeasible 

• 

If the decision maker does not make the .finding in Section 125.0440(d), the tentative map may • 
still be approved as allowed in the Subdivision Map Act, SectiOn 66474.01, if an environmental 
impact report was prepared for the project and a .finding was made pursuant to California Public 
Resources Code Section 21081(a)(3) that specific economic, social, or other considerations make 
the mitigation measures or project alternatives identified in the environmental impact report 
infeasible. 

§ 125.0442 Exception Findings for Tentative Maps in the Planned Urbanizing Area 

The decision maker may approve a tentative map for property in the planned urbanizing area, as 
defined in the Progress Guide and General Plan, if the property is not within the boundaries of a 
community plan, specific plan, or precise plan adopted by the Planning Commission and City 
Council or otherwise does not meet the requirements of Section 123.0104, only if the decision 
maker makes the followingfindings, in addition to those required in Section 125.0440: 

(a) The granting of tentative map approval on the subject property or the proposed timing and 
phasing of the development of the property will not jeopardize the achievement of the 
Progress Guide and General Plan objectives of assuring adequate public facilities at the time 
of development; and 

(b) The requirements of Section 144.0206 have been fulfilled. 

§ 125.0444 Findings for Tentative Maps for Condominium Conversion 

The decision maker may approve a tentative map for the purposes of the conversion of residential 
property into a condominium project, a community apartment project, or a stock cooperative 
project, in accordance with the Subdivision Map Act, Section 66427.1, if the decision maker • 
makes the followingfindings, in addition to those required in Section 125.0440: · 
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§ 125.0444 
Cont'd 

(a) The project was not financed by funds obtained from a governmental agency to provide for 
elderly, disabled, or low income housing; and 

(b) For any project that was developed to provide housing for the elderly, disabled or to provide 
low income housing, provisions have been made to perpetuate the use for which the project 
was developed. 

§ 125.0450 Filing of Tentative Map Resolutions 

After approval of a tentative map, .the resolution shall be filed with the City Clerk and a copy shall 
be mailed to the applicant. 

§ 125.0460 Expiration of a Tentative Map 

An approved or conditionally approved tentative map expires 36 months after its approval or 
conditional approval. After expiration of an approved or conditionally approved tentative map, a 
final map or parcel map shall not be filed without the approval of a new tentative map. 

§ 125.0461 Extension of Time for a Tentative Map 

§ 125.0470 

The expiration date of a tentative map may be extended as follows: 

(a) The expiration date of a tentative map may be extended one or more times if the extensions 
do not exceed a total of 60 months in accordance with the Subdivision Map Act . 

(I) Request for Extension. An application for Extension of Time for a tentative map shall 
be filed before the expiration date of the tentative map, but not more than 60 calendar 
days before the expiration date, in accordance with Section 112.0~02. When an 
application for Extension of Time is filed, the tentative map shall be automatically 
extended for a period of 60 calendar days from the expiration date or until a decision on 
the Extension of Time has been made, whichever occurs last. 

(2) Decision Process. An application for Extension of Time for a tentative map shall be 
approved, conditionally approved, or denied in accordance with Process Three for 
tentative parcel maps or with Process Four for tentative final maps. 

(3) Findings. The decision maker may conditionally approve or deny a request for 
extension of time if the decision maker makes one of the followingfindings: 

(A) The failure to conditionally approve or deny the request would place the residents 
of the subdivision or the immediate community in a condition dangerous to their 
health or safety; or 

(B) The condition or denial is required to comply with state or federal law. 

(b) Extensions of Time for filing multiple maps in accordance with the Subdivision Map Act 
may be approved or denied by the City Engineer in accordance with Process One. 

Minor Modifications to a Tentative Map 

Except as otherwise provided, a revision to a previously approved tentative map that is in 
substantial conformance with that tentative map shall be considered a minor modification. The 
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§ 125.0470 
Cont'd 

City Engineer shall decide whether the revision is in substantial conformance with the previously 
approved tentative map in accordance with Process One. · 

§ 125.0471 Amendments to a Tentative Map 

Ch. Art. 
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Except as otherwise provided, any revision to an approved tentative map that is not in substantial 
conformance with the approved tentative map requires ap amendment to the tentative map, as 
follows: 

(a) Req~est for Amendment. An application for an amendment to a tentative map shall be filed 
in accordance with Section 112.0102; and 

(b) Decision Process. The decision on an application for an amendment shall be made in the 
same manner as the original tentative map. 

• 

• 

• 
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Article 5: Subdivision Procedures 

Division 5: Parcel Maps 

§ 125.0501 Purpose of Parcel Map Procedures 

The purpose of these procedures is to provide the process for approving applications for parcel 
maps. The intent of these regulations is to supplement the provisions of the Subdivision Map Act. 

§ 125.0510 When a Parcel Map Is Required 

A parcel map is required for any subdivision of land for which a map is required in Section 
125.0110 and for which a final map is not required by the Subdivision Map Act. An applicant 
may also file a parcel map for purposes of a Lot Line Adjustment in accordance with Chapter 12, 
Article 5, Division 3 (Lot Line Adjustments). 

§ 125.0520 How to Apply for a Parcel Map 

§ 125.0530 

An applicant shall apply for a parcel map in accordance with Section 112.0102. The 
preparation, content, and form of parcel maps shall conform to the provisions in the Subdivision 
Map Act and the Land Development Manual. 

Decision Process for a Parcel Map 

(a) A decision on a parcel map that includes vacations, agreements, or other conditions that 
require City Council approval shall be made by the City Council in accordance with the 
Subdivision Map Act. A decision on all other parcel maps shall be made by the City 
Engineer in accordance with Process One and the Subdivision Map Act. 

(b) The City Manager may accept dedications of public rights-of-way and easements in 
conjunction with a parcel map. 

§ 125.0540 Approval Requirements for a Parcel Map 

(a) A parcel map must comply with the provisions of Chapter 14, Article 4 (Subdivision 
Regulations). 

(b) Any condition imposed as part of the approval of the tentative map must be satisfied before 
the City Engineer executes the parcel map Certificate in accordance with the Subdivision 
Map Act, Section 66450. Where parcel maps are submitted to the City Council for approval, 
improvement conditions may be satisfied by an agreement as outlined in the Subdivision 
Map Act. 

§ 125.0550 Recordation of Parcel Maps 

After approval of a parcel map, the City shall submit the map to the County Recorder for 
recordation and filing in accordance with the Subdivision Map Act. Upon acceptance by the 
County Recorder, the City shall notify the subdivider that the map is of public record . 
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Article 5: Subdivision Procedures 

Division 6: Final Maps 

§ 125.0601 Purpose of Final Map Procedures 

The purpose of these procedures is to establish the process for approving applications for flnal 
maps within the City and to supplement the provisions of the Subdivision Map Act. 

§ 125.0610 When a Final Map Is Required 

A flnal map is required to be flied for any subdivision in accordance with Section 125.0110. 

§ 125.0620 How to Apply for a Final Map 

An applicant shall apply for a final map in accordance with Section 112.0102. The content and 
form of flnal maps shall conform to the provisions of the Subdivision Map Act and the Land 
Development Manual. 

§ 125.0630 Decision Process for a Final Map 

§ 125.0640 

The City Council shall approve or deny a flnal map in accordance with the Subdivision Map Act. 

Approval Requirements for a Final Map 

(a) The City Council shall not approve a flnal map unless the flnal map and any associated 
documents have been prepared in accordance with the Land Development Manual, the 
required fees and deposits have been paid, and all other conditions of the tentative map and 
any other associated permits have been met. 

(b) In order to approve a flnal map for a condominium conversion, the City Council shall flnd 
that notice has been given in accordance with Section 125.0431. 

§ 125.0650 Recordation of a Final Map 

After approval of a flnal map, the City shall submit the map to the County Recorder for 
recordation and filing in accordance with the Subdivision Map Act. Upon acceptance by the 
County Recorder, the City shall notify the subdivider that the map is of public record . 

Ch. Alt. 
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Article 5: Subdivision Procedures 

Division 7: Merger of Parcels 

§ 125.0701 Purpose of Merger of Parcels Procedures 

The purpose of these procedures is to provide the process for the merger of substandard parcels. 
The intent of these regulations is to implement the merger provisions of the Subdivision Map Act. 

§ 125.0710 When a Parcel Shall Be Merged 

§ 125.0720 

Unless exempted by the Subdivision Map Act, Section 66451.11, any parcel or unit of land that 
does not conform to standards for minimum parcel size under the applicable zone shall be merged 
with a contiguous parcel or unit of land held by the same owner if the following are met as 
required by the Subdivision Map Act. 

(a) At least one of the affected parcels or units of land is either: 

(I) Not developed with any strocture for which a Building Permit was issued or required at 
. the time of construction; or 

(2) Developed with a single structure, other than an accessory strocture, that is also 
partially sited on a contiguous parcel or unit. 

(b) At least one of the affected parcels or units of land has one or more of the following 
conditions: 

(1) Comprises less than 5,000 square feet in area at the time of the determination of merger; 

(2) Was not created in compliance with applicable laws and ordinances in effect at the time 
of its creation; 

(3) Does not meet current standards for sewage disposal and domestic water supply; 

(4) Does not meet slope stability standards; 

(5) Has no legal access that is adequate for vehicular and safety equipment access and 
maneuverability; 

( 6) Contains development that would create health or safety hazards; or 

(7) Is inconsistent with the applicable land use plans other than minimum lot size or density 
standards. 

Initiation of Parcel Merger 

(a) The City Manager may initiate the merger of parcels by mailing a Notice of Intention to 
Determine Status by certified mail to each owner of affected property. The notice shall 
inform the owner that the affected property may be merged pursuant to the Subdivision Map 
Act and Section 125.0710. The notice shall state that the owner may request a hearing on the 
determination of status and may present evidence at the hearing that the property does not 
meet the criteria for merger. 
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§ 125.0720 
Cont'd 

(b) The Notice of Intention to Determine Status shall be recorded with the County Recorder on 
the date that the notice is mailed. 

§ 125.0730 Decision Process for Determination of Status of the Merger of Parcels 

The determination of status of the merger of parcels shall be made in accordance with Process 
Two with the following modifications to Process Two procedures as required by the Subdivision 
Map Act: 

(a) A Notice of Intention to Determine Status of the merger of parcels shall be provided in 
accordance with Section 125.0720 and a Notice of Future Decision specified in Section 
112.0503(a). · 

(b) An application for an appeal hearing may be filed within 30 calendar days after the recording 
of the Notice of Intention to Determine Status in place of the time specified in Section 
112.0504(b ). If the owner does not file a request for a hearing within 30 calendar days after 
the recordation of the Notice of Intention to Determine Status, the City Manager may record 
the Notice of Merger. 

(c) An appeal hearing shall be scheduled not more than 60 calendar days following receipt of 
the property owners request for hearing, in place of the time specified in Section 
112.0504(c), but the time period may be continued or postponed with the mutual consent of 
the City and the property owner. 

§ 125.0740 Findings for Determination of Status for Merger of Parcels 

• 

The decision maker shall determine that the parcels are merged if the decision maker finds that • 
the parcels meet the requirements specified in Section 125.0710. 

§ 125.0750 Recordation of Notice of Merger of Parcels 

The City Manager shall record the Notice of Merger within 30 calendar days of the decision date. 
A merger of parcels becomes effective when a Notice of Merger specifying the names of the 
record owners and describing the real property is recorded with the County Recorder. Upon 
recordation of the Notice ofMerger, the merged parcels, units, or lots shall constitute a single 
parcel for all regulatory purposes and no component parcel, unit, or lot of the merged parcel shall 
be separately conveyed or developed. 

§ 125.0751 Determination Not to Merge Parcels 

If the decision maker determines that the property is not merged, a release of the Notice of 
Intention to Determine Status shall be recorded with the County Recorder and a letter of clearance 
shall be mailed to the all of the current property owners. 

§ 125.0760 Temporary Merger of Parcels for Development 

Parcels may be temporarily merged as a condition of a permit or other approval .for development 
by a "Covenant to Hold as One Parcel." The covenant shall be recorded in the Office of the 
County Recorder and shall run with the land. The City Manager shall release the burden of the 
covenant at such time the restriction is no longer needed by a change in development or a change 
in the regulations requiring the covenant. The release of covenant shall be recorded in the Office 
of the County Recorder. • 
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§ 125.0761 Voluntary Merger of Parcels 

An owner of real property may voluntarily merge or partially merge one or more contiguous 
parcels into one or more newly created parcels by filing a parcel map pursuant to Chapter 12, 
Article 5, Division 5 and Section 144.0330 or by filing a parcel map or fmal map and using the 
provisions of the Subdivision Map Act, Section 66499.20 112. In either case, all parcels shall be 
legally merged or resubdivided and all public easements and streets not delineated thereon shall 
be abandoned and vacated subject to the restrictions contained in the Subdivision Map Act 
Section 66499.20 112 . 
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Article 5: Subdivision Procedures 

Division 8: Reversion to Acreage 

§ 125.0801 Purpose of Reversion to Acreage Procedures 

The purpose of these procedures is to establish a process for processing petitions for reversion of 
a subdivided real property to acreage and to supplement the provisions of the Subdivision Map 
Act, Chapter 6, Article 1. 

§ 125.0810 When a Reversion to Acreage May Be Initiated 

Proceedings for Reversion to Acreage may be initiated by the City Council or by petition of all 
the owners of record of the real property within a subdivision created by a parcel map or final 
map. 

§ 125.0820 How to Apply for Reversion to Acreage 

An applicant shall file for a Petition for Reversion to Acreage in accordance with Section 
112.0102. The content and form of a Petition for Reversion to Acreage shall conform to the 
provisions of the Subdivision Map Act and the Land Development Manual. 

§ 125.0830 Decision Process for Reversion to Acreage 

A decision on a Petition for Reversion to Acreage shall be made in accordance with Process Five . 

§ 125.0840 Findings for Reversion to Acreage 

Subdivided real property may be reverted to acreage only if the decision maker makes the 
following findings: 

(a) Dedications or offers of dedication to be vacated or abandoned by the reversion to acreage 
are unnecessary for present or prospective public purposes; and 

(b) One of the following facts exists: 

(I ) All owners of an interest in the real property within the subdivision have consented to 
the reversion; 

(2) None of the improvements required as map conditions have been made within 2 years 
from the date the final or parcel map was filed for record, or within the time allowed by 
agreement for completion of the improvements, whichever is later; or 

(3) No lots shown on the final or parcel map have been sold within 5 years from the date 
the map was recorded. 

§ 125.0850 · Recording of Reversion to Acreage 

After approval of a Reversion Map or a Parcel Map, if one is prepared pursuant to the 
Subdivision Map Act, Section 66499.20 114, the City shall provide the resolution, map, and any 
accompanying documents to the County Recorder for recordation . 
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§ 125.0860 Return of Fees and Deposits; Release of Security 
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When a reversion is effective, all unused fees and deposits shall be returned and all improvement 
security shall be released by the City Manager, except those reserved pursuant to the Subdivision 
Map Act, Section 66499.17. 
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Article 5: Subdivision Procedures 

Division 9: Public Right-of-Way Vacations 

§ 125.0901 Purpose of Public Right-of-Way Vacation Procedures 

The purpose of these procedures is to establish a process for approving applications to vacate a 
public right-of-way and to supplement the provisions of California Streets and Highways Code, 
Sections 8300 through 8363. 

§ 125.0910 When a Public Right-of-Way Vacation May Be Initiated 

(a) The vacation of a public right-of-way may be initiated by resolution of the City Council or 
by petition or request of any person. A public right-of-way also may be vacated by filing a 
tentative map and a parcel map or fmal map pursuant to the Subdivision Map Act, Section 
66499.20 1/2, and in accordance with the provisions of this article. 

(b) A public right-of-way may be summarily vacated if it does not contain public utility 
facilities, does not contain active public utility facilities, or contains public utility facilities 
that would not be affected by the vacation and if any of the following applies: 

(1) The public right-of-way, or portion of the public right-of-way, is excess public right-of
way and is not required for street or highway purposes; 

(2) The public right-of-way lies within one ownership and does not continue through that 
ownership or touch the property of another owner; 

(3) The public right-of-way has been impassable for vehicular travel for a period of 5 years 
and public funds have not been expended for maintenance of the public right-of-way 
during that period. 

(4) The public right-of-way is intercepted by a state .freeway and an agreement has been 
entered into pursuant to California Streets and Highways Code Section 1 00.2. 

(5) The public right-of-way has been superseded by relocation, provided the vacation 
would not cut off all access to an individual property that, before relocation, adjoined 
the public right-of-way. 

(c) Public facilities within the public right-of-way shall be deemed unaffected by the vacation if 
they are to be relocated with no impact on service or if an appropriate easement is reserved 
from the vacation to provide for the continued use and maintenance of the public facility. 

§ 125.0920 How to Apply for a Public Right-of-Way Vacation 

§ 125.0940 

An application for vacation of a public right-ofway shall be filed in accordance with Section 
112.0102. A parcel map may be filed in lieu of a vacation plat for the purpose of a public right
of-way vacation. 

Decision Process for a Public Right-of-Way Vacation 

A decision on an application to vacate a public right-of-way shall be made in accordance with 
Process Five with the following exceptions to Process Five procedures: 
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(a) The Notice ofPublic Hearing required by Section 112.030l(c) shall be distributed 14 
calendar days before the date of the public hearing, in accordance with California Streets and 
Highways Code Section 8322. The Notice of Public Hearing shall be posted in accordance 
with California Streets and Highways Code Section 8323. 

(b) Before a City Council hearing to vacate a public right-of-way, the City Council shall approve 
a Resolution of Intention that specifies the time and place of the hearing in accordance with 
California Streets and Highways Code Section 8320. 

(c) A summary vacation of a public right-of-way pursuant to Section 125.0910(b) does not 
require a Resolution of Intention as specified in Section 125.0940(b) or a recommendation 
by the Planning Commission. 

§ 125.0941 Findings for Public Right-of-Way Vacation Approval 

A public right-of-way may be vacated only if the decision maker makes the followingftndings: 

(a) There is no present or prospective public use for the public right-of-way, either for the 
facility for which it was originally acquired or for any other public use of a like nature that 
can be anticipated; 

(b) The public will benefit from the action through improved use of the land made available by 
the vacation; 

(c) The vacation does not adversely affect any applicable land use plan or; and 

• 

(d) The public facility for which the public right-of-way was originally acquired will not be • 
detrimentally affected by the vacation. 

§ 125.0950 Recording of a Public Right-of-Way Vacation 

Ch. Art. Div. 

If the vacation is approved, the City shall provide the resolution and any accompanying 
documents to the County Recorder for recordation. If the resolution contains conditions, it shall 
not be provided to the County Recorder for recordation until the City Engineer has determined 
that all conditions have been met. The filing for record of a subdivision map pursuant to the 
Subdivision Map Act, Section 66499.20 112, shall have the same effect. 

• 



• 

• 
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Article 5: Subdivision Procedures 

Division 10: Easement Abandonments 

§ 125.1001 Purpose of Easement Abandonment Procedures 

The purpose of these procedures is to establish the process to abandon public service easement 
and other easements granted to the public or the City of San Diego and to supplement the 
provisions of California Streets and Highways Code Sections 8300 through 8363. 

§ 125.1010 When an Easement Abandonment May Be Initiated 

(a) The abandonment of a public service easement or other easement may be initiated by 
resolution of the City Council or by petition or request by any person who has a property 
interest in the abandonment. 

(b) A public service easement or other easement may also be abandoned by filing a tentative 
map and a parcel map or final map pursuant to the Subdivision Map Act, Section 66499.20 
112, and in accordance with the provisions of this article. 

(c) A public service easement or other easement may be summarily abandoned if it does not 
contain public utility facilities or does not contain active public utility facilities that would 
be affected by the abandonment and if any one of the following applies: 

( 1) The easement has not been used for the purpose for which it was dedicated or acquired 
for 5 consecutive years immediately proceeding the proposed abandonment; 

(2) The date of dedication or acquisition is less than 5 years and more than 1 year 
immediately proceeding the proposed abandonment, and the easement has not been 
used continuously since the date of dedication; or 

(3) The easement has been superseded by relocation and there are no other public facilities 
located within the easement. 

§ 125.1020 How to Apply for an Easement Abandonment 

An application for abandonment of a public service easement or other easement shall be filed in 
accordance with Section 112.0102. 

§ 125.1030 Decision Process for an Easement Abandonment 

A decision on an application to abandon a public service easement or other easement shall be 
made in accordance with Process Five, with the following exceptions to Process Five procedures. 

(a) The Notice of Public Hearing required by Section 112.0301(c) shall be distributed 14 
calendar days before the date of the public hearing, in accordance with California Streets and 
Highways Code Section 8322. The Notice of Public Hearing shall be posted in accordance 
with California Streets and Highways Code Section 8323. 

(b) Before a City Council hearing to abandon a public service easement or other easement, the 
City Council shall approve a Resolution of Intention that specifies the time and place of the 
hearing in accordance with California Streets and Highways Code Section 8320. 

Ch. Art. 
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(c) A summary abandonment of a public service easement or other easement pursuant to Section 
125.1010(c) does not require a Resolution of Intention as specified in Section 125.1030(b) or 
a recommendation by the Planning Commission. 

§ 125.1040 Findings for a Public 9ervice Easement Abandonment 

A public service easement or other easement may be abandoned only if the decision maker makes 
the followingfindings: 

(a) There is no present or prospective public use for the easement, either for the facility or 
purpose for which it was originally acquired or for any other public use of a like nature that 
can be anticipated; 

(b) 'Fhe public will benefit from the action through improved utilization of the land made 
available by the abandonment; 

(c) The abandonment is consistent with any applicable land use plan; and 

(d) The public facility or purpose for which the easement was originally acquired will not be 
· detrimentally affected by the abandonment or the purpose for which the easement was 

acquired no longer exists. 

§ 125.1050 Recording of Easement Abandonments 

If the abandonment is approved, the City shall provide the resolution and any accompanying 

• 

documents to the County Recorder for recordation. If the resolution contains conditions, it shall • 
not be provided to the County Recorder for recordation until the City Engineer has determined 
that all conditions have been met. The filing for record of a subdivision map pursuant to the 
Subdivision Map Act, Section 66499.20 1/2, shall have the same effect as filing a resolution of 
abandonment. 

• 



• 

• 

• 



• 

• 

• 
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Article 6: Development Permits 

Division 1 : General Development Permit Procedures 

§ 126.0101 Purpose of Development Review Procedures 

Final Draft • 09/05/97 

The purpose of these procedures is to provide a review for the types of developments where the 
applicable regulations may need to be supplemented by project-specific conditions. 
Development review is not required for all projects. When development review is required, the 
intent is to provide review at the conceptual or schematic design stage preceding issuance of 
construction permits. A variety of development permits are provided with varying levels of 
review to address the variety in size, location, and complexity of developments throughout the 
City. 

§ 126.0102 When Development Permit Procedures Apply 

The following permits require development review and the development permit procedures apply 
to these permits: Neighborhood Use Permits, Conditional Use Permits, Neighborhood 
Development Permits, Site Development Permits, Planned Development Permits, Coastal 
Development Permits, and Variances. 

§ 126.0103 How to Apply for a Development Permit 

An applicant for a development permit shall file an application for one or more permits, as 
required, in accordance with Section 112.0102. 

• § 126.0104 Decision Processes for a Development Permit 

• 

A decision on an application for a development permit shall be made in accordance with Process 
Two, Process Three, Process Four, or Process Five as indicated in Chapter 12, Article 6, 
Divisions 1 through 8, for each type of development permit. 

§ 126.0105 Findings for Development Permit Approval 

An application for a development permit may be approved only if the decision maker determines 
that the development, as proposed or as conditioned, meets all findings for that permit as provided 
in Chapter 12, Article 6, Divisions 2 through 6. If the decision maker determines that the findings 
are not met, the application shall be denied. The decision maker shall record the decision in 
writing and shall specify the evidence or statements presented that support the findings. 

§ 126.0106 Recordation of a Development Permit 

(a) Development permits affect title to, use of, or possession of real property and shall be 
recorded in the Office of the County Recorder of San Diego County. 

(b) After the date on which all rights of appeal have expired, the applicant shall sign and return 
a copy of the approved permit to the City. The City will forward the permit and the 
resolution approving the permit to the County Recorder for recordation. Before the City 
forwards the permit for recordation, the applicant may submit a request in writing to the City 
Manager that the City obtain a certified copy of the permit from the County Recorder. The 
applicant shall pay the fees to obtain the certified copy . 

Ch. Art. Oiv. 
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§ 126.0107 Issuance of a Development Permit 

(a) A development permit will be issued to the applicant within S business days of the date on 
which the original recorded permit or a certified copy of the pennit is returned to the City 
from the County Recorder. 

(b) It is unlawful for any applicant to begin work or use of the property that is authorized by a 
development permit until the development permit has been issued. If a construction permit is 
also required, construction may not begin until the construction permit has been issued 

§ 126.0108 Initial Utilization of &·Development Permit 

(a) A development permit grants the applicant 36 months to initiate utilization of the permit. If 
none of the actions listed in Section 126.01 08(b) has occurred within 36 months after the 
date on which all rights of appeal have expired, the development permit shall be void. 

(b) A development permit may be utilized by the following methods: 

( 1) Issuance of a construction permit for the entire project or for a substantial portion of the 
activity regulated by the development permit, as determined by standards developed by 
the City Manager; 

(2) Compliance with the terms contained in the individual permit, such as a phasing 
program, or the terms contained in an approved Development Agreement; 

• 

(3) Evidence of substantial use in progress, according to standards as developed by the City • 
Manager; or 

( 4) Approval of a final map or a parcel map, if the map was a condition of the 
development permit. 

§ 126.0109 Maintaining Utilization of a Development Permit 

(a) If issuance of a construction permit in accordance with Section 126.0108 is the method used 
for initial utilization of the development permit, the construction permit shall be kept active 
until completion of the final inspection or issuance of the certificate of occupancy to 
maintain utilization of the development permit. 

(b) If the construction permit is allowed to expire before completion of the project, the initial 
utilization of the development permit gained by that construction permit shall become void. 

(c) A development permit that is voided in accordance with 126.01 09(b) may be reactivated by 
obtaining a new construction permit either during the original36-month timetable for that 
development permit, or during the timeline as may have been extended in accordance with 
Section 126.0111. 

§ 126.0110 Cancellation of a Development Permit 

An owner or permittee may request cancellation of a development permit at any time before initial 
utilization of the permit. The owner or permittee shall submit the request for cancellation in 
writing to the City Manager. The development permit shall not be canceled less than 120 • 
calendar days after the request is received by the City Manager. The City shall forward a written 
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declaration of the cancellation to the County Recorder for recordation in accordance with Section 
126.0106. The development permit shall be void on the date that the declaration of cancellation is 
recorded with the County Recorder. The City shall mail a copy of the declaration of cancellation 
to the owner or permittee. 

§ 126.0111 Extension of Time of a Development Permit 

(a) Expiration Date. The expiration date of an approved development permit may be extended 
one or more times, provided the extensions do not exceed a total of 36 months beyond the 
expiration of the initial utilization period. 

(b) Request for Extension. Before the expiration of an approved development permit, but not 
more than 60 calendar days before the expiration date, an applicant may file an application 
for an extension of time to a development permit in_accordance with Section 112.0102. If an 
application for extension of time is filed, the development permit shall be automatically 
extended for a period of 60 calendar days from the expiration date or until a decision on the 
extension of time has been made, whichever occurs last. 

(c) Review of Application. An application for an extension of time of a development permit 
shall be reviewed by the City Manager to determine whether the proposed development has 
significantly changed or is in substantial conformance with the approved development 
permit. If the proposed development is not in substantial conformance with the approved 
development permit, an application for an amendment to the development permit will be 
required. An applicant for an extension of time may also submit an application for, and 
concurrently process, an amendment to the approved development permit in order to extend 
the existing permit in case the extension of time request is denied. 

(d) Decision Process. A decision on an application for an extension of time of a development 
permit shall be made in accordance with the same process required for a new application for 
the same development permit. 

(e) Findings for Approval. An extension of time may be approved without new conditions if the 
decision maker makes both of the following findings: 

(1) The project as originally approved and without any new conditions would not place the 
occupants of the proposed development or the immediate community in a condition 
dangerous to their health or safety; and 

(2) No new condition is required to comply with state or federal law. 

(f) Find!ngs for Conditional Approval. An extension of time may be approved with new 
conditions if the decision maker makes one of the followingfindings: 

(l) New conditions are necessary to protect the health or safety of the residents of the 
development or the immediate community; or 

-(2) New conditions are necessary to comply with applicable state or federal law. 

(g) Denial of the Extension of Time. The decision maker shall deny the extension of time if the 
project, even as conditioned, would place the residents of the proposed development or the 
immediate community in a condition dangerous to their health or safety, or would not 
comply with state or federal law. 

Ch. Art. 
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§ 126.0112 Minor Modifications to a Development Permit 

A proposed minor modification to an approved development permit may be submitted to the City 
Manager to determine if the revision is in substantial conformance with the approved permit. If 
the revision is determined to be in substantial conformance with the approved permit, the revision 
shall not require an ~endment to the development permit. 

§ 126.0113 Amendments to a Development Permit 

Ch. Alt. Div. 

(a) A proposed revision to an approved development permit that would significantly reduce the 
scope of the development or is not in substantial conformance with the approved permit 
requires an amendment to the approved permit or an application for a new permit. 

(b) A proposed change in use from one use category to another or the change, addition, or 
deletion of a use within the same use category may require an amendment to a Neighborhood 
Use Permit or a Conditional Use Permit, depending on the uses allowed by the permit. 

(c) An application for an amendment to a development permit shall be acted upon in accordance 
with the same process as would a new application for the same permit. The application is 
subject to environmental review and will be evaluated in accordance with the State 
California Environmental Quality Act (CEQA) Guidelines, Sections 15162-215164. The 
decision maker may revise existing conditions or impose new conditions. 

(d) An amendment to an existing development permit does not affect the original expiration date 
of the permit. 
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Article 6: Development Permits 

Division 2 Neighborhood Use Permit Procedures 

§ 126.0201 Purpose of the Neighborhood Use Permit Procedures 

The purpose of these procedures is to establish a review process for developments that propose 
new uses, changes to existing uses, or expansions of existing uses that could have limited impacts 
on the surrounding properties. The intent of these procedures is to determine if the development 
complies with all applicable regulations of the zone and any supplemental regulations pertaining 
to the use, and to apply conditions that may be necessary to help ensure compliance. 

§ 126.0202 General Rules for a Neighborhood Use Permit 

§ 126.0203 

(a) All existing and proposed uses on the site shall be identified in the permit, including existing 
or new uses permitted by right in the applicable zone, any uses subject to a use permit, and 
those proposed uses that require the Neighborhood Use Permit. 

(b) In granting a Neighborhood Use Permit, the decision maker may impose reasonable 
conditions as deemed I\ecessary and desirable to protect the public health, safety, and 
welfare. 

(c) The privileges and conditions of a Neighborhood Use Permit are a covenant that runs with 
the land and, in addition to binding the permittee, bind each successor in interest. 

(d) The decision maker may assign an expiration date to the permit. 

When a Neighborhood Use Permit Is Required 

(a) An application for the following uses in certain zones may require a Neighborhood Use 
Permit. To determine whether a Neighborhood Use Permit is required in a particular zone, 
refer to the applicable Use Regulation Table in Chapter 13. 

Bed and breakfast establishments (under circumstances described in Section 141.0603) 
Communication antennas (under circumstances described in Section 141.0405) 
Community gardens 
Community identification signs 
Eating and drinking establishments abutting residential zones (under circumstances 
described in Section 141.0607) 
Employee housing 
Guest quarters 
Home occupations (under circumstances described in Section 141.0308) 
Outpatient medical clinics 
Parking facilities as a primary use 
Pushcarts 
Reallocation of sign area allowance 
Recycling facilities (under circumstances described in Section 141.0620) 
Revolving projecting signs 
Sidewalk cafes 
Signs with automatic changing copy 
Temporary construction storage yards located off-site 
Theater marquees 
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§ 126.0203 (b) The following activities require a Neighborhood Use Permit in any zone: 
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(1) Resumption of a previously conforming use that has been discontinued for more than 2 
years, as described in Section 127.0108; or 

(2) Expansion of a previously conforming use of up to 20 percent of the existing gross floor 
area of the structure, as described in S~ction 127.0109. 

§ 126.0204 Decision ProCess for a Neighborhood Use Permit 

A decision on an application for a Neighborhood Use Permit shall be made in accordance with 
Process Two. 

§ 126.0205 Findings for Neighborhood Use Permit Approval 

A Neighborhood Use Permit may be approved or conditionally approved only if the decision 
maker makes the followingfindings: 

(a) The proposed development will not adversely affect the applicable land use plan; 

(b) The proposed development will not be detrimental to the public health, safety, and welfare; 
and 

(c) The proposed development will comply with the applicable regulations of the Land 
Development Code. 

§126.0206 Violations of a Neighborhood Use Permit 

Ch. 
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It is unlawful for any person to maintain, use, or develop any premises without a Neighborhood 
Use Permit if such a permit is required for that use or development or to maintain, use, or develop 
any premises contrary to the requirements or conditions of the Neighborhood Use Permit 
Violation of any provision of this division shall be subject to the enforcement provisions 
contained in Chapter 12, Article 1. Violations of this division shall be treated as strict liability 
offenses regardless of intent. 
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Article 6: Development Permits 

Division 3: Conditional Use Permit Procedures 

§ 126.0301 Purpose of the Conditional Use Permit Procedures 

Rev. I- 10/31/97 

The purpose of these procedures is to establish a review process for the development of uses that 
may be desirable under appropriate circumstances, but are not permitted by right in the applicable 
zone. The intent of these procedures is to review these uses on a case-by-case basis to determine 
whether and under what conditions the use may be approved at a given site. Further, the intent is 
that each use be developed so as to fully protect the public health, safety, and welfare of the 
community. To provide this protection, conditions may be applied to address potential adverse 
effects associated with the proposed use. 

§ 126.0302 General Rules for a Conditional Use Permit Regarding Conditions, Adjustments to 
Regulations, and Combination of Uses 

(a) In granting a Conditional Use Permit, the decision maker may impose reasonable conditions 
as deemed necessary and desirable to protect the public health, safety, and welfare including 
making any applicable use regulations or regulations of the zone more restrictive, unless 
otherwise provided. 

(b) All existing and proposed uses on the site shall be identified in the permit, including existing 
or new uses permitted by right in the applicable zone, any uses subject to a use permit, and 
those proposed uses that require the Conditional Use Permit. 

(c) The privileges and conditions of a Conditional Use Permit are a covenant that runs with the 
land and, in addition to binding the permittee, bind each successor in interest. 

(d) The decision maker may assign an expiration date to the permit. 

§ 126.0303 When a Conditional Use Permit Is Required 

An application for the following types of uses in certain zones may require a Conditional Use 
Permit. To determine whether a Conditional Use Permit is required in a particular zone, refer to 
the applicable Use Regulation Table in Chapter 13. The decision process is described in Section 
126.0304. 

(a) Conditional Use Permits Decided by Process Three 

Agricultural equipment repair shops 
Agriculture-related supplies and equipment sales 
Alcoholic beverage outlets (under circumstances described in Section 141.0502) 
Automobile service stations 
Bed and breakfast establishments (under circumstances described in Section 141.0603) 
Boarding kennels 
Child care facilities 
Churches and places of religious assembly 
Commercial stables 
Communication antennas (under circumstances described in Section 141.0405) 
Companion units 
Educational facilities 
Employee housing 
Energy generation and distribution stations 

Ch. M . 
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§ 126.0303 
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Equestrian show and exhibition facilities 
Fraternities, sororities, and student donnitories 
Historical buildings used for purposes not otherwise allowed in the zone 
Housing for senior citizens 
Impound storage yards 
Instructional studios 
Major transmission, relay, or communication switching station 
Museums 
Newspaper publishing plants 
Outdoor storage and display of new, unregistered motor vehicles as a primary use 
Parking facilities as a primary use 
Plant nurseries 
Private clubs, lodges, and fraternal organizations 
Processing and packaging of plant products and animal by-products grown off-premises 
Recycling facilities (under circumstances described in Section 141.0620) 
Residential care facilities for 7 to 12 persons 
Swap meets and other large outdoor retail facilities 
Transitional housing for 7 to 12 persons 
Veterinary clinics and hospitals 

(b) Conditional Use Permits Decided by Process Four 

Botanical gardens and arboretums 
Camping parks 
Cemeteries, mausoleums, and crematories 
Correctional placement centers 
Exhibit halls and convention centers 
Golf courses, driving ranges, and pitch and putt courses 
Hazardous waste research facilities 
Homeless facilities 
Hospitals, intermediate care facilities, and nursing facilities 
Interpretive centers 
Junk yards 
Marine-related uses in the Coastal Overlay Zone 
Mining and extractive industries 
Nightclubs and bars over 5,000 square feet in size 
Privately operated recreational facilities over 10,000 square feet in size 
Residential care facilities for 13 or more persons 
Social service institutions 
Theaters that are outdoor or over 5,000 square feet in size 
Transitional housing for 13 or more persons 
Wrecking and dismantling of motor vehicles 

(c) Conditional Use Permits Decided by Process Five 

Airports 
Amusements parks 
Fairgrounds 
Hazardous waste treatment facilities 
Helicopter landing facilities 
Sports arenas and stadiums 
Very heavy industrial uses 
Zoological parks 

• 
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§ 126.0304 Decision Processes for a Conditional Use Permit 

(a) Process 1bree 

A decision on an application for a Conditional Use Permit for the uses listed in Section 
126.0303(a) shall be made in accordance with Process Three. The decision may be appealed 
to the Planning Commission in accordance with Section 112.0506. 

(b) Process Four 

A decision on an application for a Conditional Use Permit for the uses listed in Section 
126.0303(b) shall be made in accordance with Process Four. 

(c) Process Five 

A decision on an application for a Conditional Use Pennit for the uses listed in Section 
126.0303(c) shhll be made in accordance with Process Five. 

§ 126.0305 Findings for Conditional Use Permit Approval 

An application for a Conditional Use Permit may be approved or conditionally approved only if 
the decision maker makes the following findings: 

(a) The proposed development will not adversely affect the applicable land use plan; 

(b) The proposed development will not be detrimental to the public health, safety, and welfare; 

(c) The proposed development will comply to the maximum extent feasible with the regulations 
of the Land Development Code; and 

(d) The proposed use is appropriate at the proposed location. 

§ 126.0306 Violations of a Conditional Use Permit 

It is unlawful for any person to maintain, use, or develop any premises without a Conditional Use 
Permit if such a permit is required for that use or development or to maintain, use, or develop any 
premises contrary to the requirements or conditions of an existing Conditional Use Pennit. 
Violation of any provision of this division shall be subject to the enforcement provisions 
contained in Chapter 12, Article 1. Violations of this division shall be treated as strict liability 
offenses regardless of intent. 

Ch. Art. 
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Division 4 Neighborhood Development Permit Procedures 

§ 126.0401 Purpose of The Neighborhood Development Permit Procedures 

The pwpose of these procedures is to establish a review process for proposed development that 
may be desirable but may have some limited physical impacts on the surrounding properties. The 
intent of these procedures is to determine if the proposed development complies with the 
development regulations of the applicable zone, as well as supplemental regulations for the type 
of development proposed, and to apply limited conditions if necessary to achieve conformance 
with these regulations. 

§ 126.0402 When a Neighborhood Development Permit Is Required 

(a) A Neighborhood Development Permit is required for the following types of development on 
sites with previously conforming premises or uses: 

(1) Maintenance, repair, or alteration of a previously conforming structure that incorporates 
previously conforming uses or density if costs would exceed 50 percent of market value 
as described in Section 127.0104; 

(2) Reconstruction of a structure with previously conforming nonresidential uses if costs 
would exceed 50 percent of market value as described in Section 127.0105; 

(3) Expansion or enlargement of a previously conforming structural envelope where the 
existing previously conforming structure does not confonn with current zoning 
regulations for density or use as described in Section 127.0106; 

( 4) Expansion or enlargement of a previously conforming structure where the new 
construction proposes up to 20 percent reduction in the required setback as described in 
Section 127.0106; and 

(5) Maintenance, repair, rebuilding, or alteration of a previously conforming advertising 
display sign where the costs of new construction would exceed 50 percent of the 
assessed value of the existing advertising display sign, but would not expand beyond 
the existing structural envelope as provided in Section 127.0303. 

(b) A Neighborhood Development Permit is required for single dwelling unit development on 
an individual lot that is less than or equal to 15,000 square feet and contains steep hillsides, 
100-year floodplains, or sensitive biological resources as described in Section 143.0110. 

(c) A Neighborhood Development Permit is required for single dwelling unit development on a 
lot containing historical resources other than designated historical resources and historical 
districts as described in Section 143.0210 unless exempted in accordance with Section 
143.0220. 

(d) A Neighborhood Development Permit is required for commercial development proposing 
tandem parking as described in Section 142.0555(b) . 

(e) A Neighborhood Development Permit is required for mobilehome parks in any RM zone, as 
described in Section 143.0302, regardless of the unit number requirements in Table 126-

Ch. Art. 
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05A. 

(f) A Neighborhood Development Permit is required for relocating a building to a premises 
where an existing building is to remain as described in Section 143.0302. 

(g) A Neighborhood Development Permit is required for development proposingfences, walls, 
or retaining walls that exceed the height permitted in Chapter 14, Article 2, Division 3, by 
20 percent or less as described in Section 142.0350. 

(h) A Neighborhood Development Permit is required for nonresidential development exceeding 
the maximum permitted parking as described in Section 142.0540(b ). 

(i) A Neighborhood Development Permit is required for development providing shared parking 
for uses not specified in Section 142.054S(c) as described in Section 142.0545(b)(7). 

. § 126.0403 Decision Process for a Neighborhood Development Permit 

A decision on a Neighborhood Development Permit shall be made in accordance with Process 
Two. 

§ 126.0404 Findings for Neighborhood Development Permit Approval 

A Neighborhood Development Permit may be approved or conditionally approved only if the 
decision maker makes all of the findings in Section 126.0404(a) and the supplemental findings in 
Section 126.0404(b) through (f) that are applicable to the proposed development as specified in 
this section. 

(a) Findings for all Neighborhood Development Permits 

( 1) The proposed development will not adversely affect the applicable land use pllm; 

(2) The proposed development will not be detrimental to the public health, safety, and 
welfare; and 

(3) The proposed development will comply with the applicable regulations of the Land 
Development Code. 

(b) Supplemental Findings-Environmentally Sensitive Lands 

A Neighborhood Development Permit required in accordance with Section 143.0110 
because of potential impacts to environmentally sensitive lands may be approved or 
conditionally approved only if the decision maker makes the following supplemental findings 
in addition to the findings in Section 126.0404(a): 

(1) The site is physically suitable for the design and siting of the proposed development and 
the development will result in minimum disturbance to environmentally sensitive lands; 

(2) The proposed development will minimize the alteration of natural land forms and will 
not result in undue risk from geologic and erosional forces, flood hazards, or fire 
hazards; 

• 

• 

(3) The proposed development will be sited and designed to prevent adverse impacts on any • 
adjacent environmentally sensitive lands; and 
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( 4) The proposed development will be consistent with the City of San Diego's Multiple 
Species Conservation Program (MSCP) Subarea Plan. 

(c) Supplemental Findings-Environmentally Sensitive Lands Deviation 

A Neighborhood Development Permit required in accordance with Section 143.0110 
because of potential impacts to environmentally sensitive lands where a deviation is 
requested in accordance with Section 143.0125 may be approved or conditionally approved 
only if the decision maker makes the following supplemental findings in addition to the 
findings in Section 126.0404(a) and the supplementalfindings in Section 126.0404(b): 

(1) There are no feasible measures that can further minimize the potential adverse effects 
on environmentally sensitive lands; and 

(2) The deviation requested is the minimum necessary to afford relief from special 
circumstances or conditions applicable to the land and not of the applicant's making. 

(d) Supplemental Findings- Important Archaeological Sites and Traditional Cultural Properties 

A Neighborhood Development Permit required in accordance with Section 143.0210 
because of potential impacts to an important archaeological site or a traditional cultural 
property may be approved or conditionally approved only if the decision maker makes the 
following supplemental findings in addition to the findings in Section 126.0404(a): 

(I) The site is physically suitable for the design and siting of the proposed development, the 
development will result in minimum disturbance to historical resources, and measures 
to fully mitigate for any disturbance have been provided by the applicant; and 

(2) All feasible measures to protect and preserve the special character or the special 
historical, archaeological, or cultural value of the resource have been provided by the 
applicant. 

§ 126.0405 Violations of a Neighborhood Development Permit 

It is unlawful for any person to maintain, use, or develop any premises without a Neighborhood 
Development Permit if such a permit is required for that use or development or to maintain, use or 
develop any premises contrary to the requirements or conditions of an existing Neighborhood 
Development Permit. Violation of any provision of this division shall be subject to the 
enforcement provisions contained in Chapter 12, Article 1. Violations of this division shall be 
treated as strict liability offenses regardless of intent. 

Ch. 
12. 
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The purpose of the Site Development Permit procedures is to establish a review process for 
proposed development that, because of its site, location, size, or some other characteristic, may 
have significant impacts on resources or on the surrounding area, even if developed in 
conformance with all regulations. The intent of these procedures is to apply site-specific 
conditions as necessary to assure that the development does not adversely affect the applicable 
land use plan and to help ensure that all regulations are met. 

§ 126.0502 When a Site Development Permit Is Required 

(a) A Site Development Permit decided in accordance with Process Three is required where 
environmentally sensitive lands are present for the following types of development. 

(1) City public works projects on a premises containing environmentally sensitive lands , 
as described in Section 143.0110. 

(2) Single dwelling unit development that involves any of the following: 

(A) Development on a premises containing sensitive coastal bluffs or coastal beaches, 
as described in Section 143.0110; 

(B) Development on lots greater than 15,000 square feet containing sensitive 
biological resources, steep hillsides, or 1 00-year floodplains as described in 
Section 143.0110; 

(C) Development on lots less than or equal to 15,000 square feet that are joined in 
ownership to a contiguous lot so that the total area of contiguous ownership 
exceeds 15,000 square feet where sensitive biological resources, steep hillsides, 
or floodplains are present, as described in Section 143.0110. 

(3) Multiple unit residential development on a premises containing environmentally 
sensitive lands, as described in Section 143.0110. 

( 4) Commercial development on a premises containing environmentally sensitive lands , as 
described in Section 143.0110. 

(5) Industrial development on a premises containing environmentally sensitive lands, as 
described in Section 143.0110. 

(b) A Site Development Permit decided in accordance with Process Three is required for 
residential development that involves any of the following. 

(1) Development with an affordable housing density bonus that deviates from the density 
bonus provisions or affordable housing provisions, as described in Section 141.0760. 

(2) Development with an affordable housing density bonus that includes a transfer of bonus 
density, as described in Section 141.0750. 

(3) Development with an affordable housing density bonus within the RE, RS, RX, RT, and 

Ch. Art. Div. 
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ARzones. 

( 4) Development of mobilehome parks within the RS or RX zones, as described in Section 
143.0302. 

(5) Within the Mobilehome Park: Overlay Zone, discontinuance of a mobilehome park, as 
described in Section 143.0630. 

(6) Within any multiple unit residential zone, multiple unit residential development that 
exceeds the number of dwelling units indicated in Table 126-0SA on lots which are 
consolidated or otherwise joined together for the purpose of accommodating the 
development. 

Multiple dwelling unit zones 

Rt.t-1-1 

Rt.f.1·2 

Rt.t-1-3 

Rt.t-2-4 

Rt.f.2·5 

Rt.t-2-6 

RM·3·7 

Rt.t-3-8 

Rt.f.3·9 

RM-4·10 

Rt.f-4.11 

Table 126-0SA 
Multiple Dwelling Untt Developments 
Requiring a Site Development Permit 

Number of dwellinG unhs on consQiidated lots 

3 DweiHng Units 

4 DweiHng Units 

1 Dwelling Units 

9 Dwelling Units 

11 Dwelling Units 

16 Dwelling Units 

1.9 Dwelling Units 

20 Dwelling Units 

20 Dwelling Units 

20 Dwellina Units 

20 Dwelling Units 

(7) Multiple unit residential development that varies from minimum parking requirements, 
as described in Section 142.0525(a). 

(c) A Site Development Permit decided in accordance with Process Three is required for the 
following types of development. 

(1) In the Community Plan Implementation Overlay Zone, as described in Section 
132.1402, development in the area designated "Type B" or development in the area 
designated "Type A" that does not comply with the development standards in the 
applicable community plan. 

· (2) Development in the Mission Trails Design District, as described in Section 132.1202. 

(3) Development in the Urban Village Overlay Zone, as described in Section 132.1102 . 

(4) Public improvements required in association with private development that involve 
development of more than 3,000 feet of property frontage, as described in Section 

• 

• 

• 
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142.0612. 

(5) Public improvements required in association with private development for which 
adopted City standards do not apply, as described in Section 142.0612. 

( 6) Development of manufactured slopes at a gradient steeper than 25 percent ( 4 horizontal 
feet to 1 vertical foot) and a height of25 feet or more as described in Section 142.0103. 

(7) Nonresidential development that varies from the minimum parking requirements by 
proposing a Transportation Demand Management Plan, as described in Section 
142.0540(c). 

(d) A Site Development Permit decided in accordance Process Four is required for the 
following types of development. 

(1) Within historical districts or when designated historical resources are present, unless 
exempt under Section 143.0220: 

(A) Subdivisions; 

(B) Single or multiple unit residential development; 

(C) Commercial or industrial development, 

(D) Public works projects; and 

(E) Development that deviates from the historical resources regulations, as described 
in Section 143.0210. 

(2) Where historical resources other than historical districts or designated historical 
resources are present, unless exempt under Section 143.0220: 

(A) Subdivisions; 

(B) Multiple dwelling unit residential development, 

(C) Commercial or industrial development; 

(D) Public works construction projects; and 

· (E) Development that deviates from the historical resources regulations, as described 
in Section 143.0210. 

(3) Subdivision of a premises that contains environmentally sensitive lands, as described in 
Section 143.0110. 

(4) Development that deviates from any portion of the environmentally sensitive lands 
regulations, as described in Section 143.0110. 

(e) A Site Development Permit decided in accordance with Process Five is required for the 
following types of development. 

( 1) In the Airport Approach Overlay Zone, development proposals that receive an FAA 
determination of hazard and that are not exempt, as described in Section 132.0202. 

Ch. Art. 
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(2) In the Airport Environs Overlay Zone, development for which a City Council ovenide is 
requested, as described in Section 132.0302. 

(3) In the Clairemont Mesa Height Limit Overlay Zone, development for which an 
exception to the height limit is requested, as described in Section 132.1306. 

§ 126.0503 Decision Processes for Site Development Permits 

(a) Process Three 

A decision on an application for a Site Development Permit for the types of development 
listed in Section 126.0502(a) shall be made in accordance with Process Three. The decision 
may be appealed to the Planning Commission in accordance with Section 112.0506. 

(b) Process Four 

(1) A decision on an application for a Site Development Permit for the types of 
development listed in Section 126.0502(b) shall be made in accordance with Process 
Four. 

(2) A recommendation of the Historical Resources Board is required prior to the Planning 
Commission decision on a Site Development Permit when a historical district or 
designated historical resource is present 

(c) Process Five 

• 

A decision on an application for a Site Development Permit for the types of development • 
listed in 126.0502(c) shall be made in accordance with Process Five. 

§ 126.0504 Findings for Site Development Permit Approval 

A Site Development Permit may be approved or conditionally approved only if the decision 
maker makes all of the findings in Section 126.0504(a) and the supplementalfindings in Section 
126.0504(b) through (m)that are applicable to the proposed development as specmed in this 
section. 

(a) Findings for all Site Development Permits 

(1} The proposed development will not adversely affect the applicable land use plan; 

(2) The proposed development will not be detrimental to the public health, safety, and 
welfare; and 

(3) The proposed development will comply with the applicable regulations of the Land 
Development Code. 

(b) Supplemental Findings-Environmentally Sensitive Lands 

A Site Development Permit required in accordance with Section 143.0110 because of 
potential impacts to environmentally sensitive lands may be approved or conditionally 
approved only if the decision maker makes the following supplemental findings in addition 
to the findings in Section 126.0504(a): • 

(1) The site is physically suitable for the design and siting of the proposed development and 
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the development will result in minimum disturbance to environmentally sensitive lands; 

(2) The proposed development will minimize the alteration of natural land forms and will 
not result in undue risk from geologic and erosional forces, flood hazards, or fire 
hazards; 

(3) The proposed development will be sited and designed to prevent adverse impacts on any 
adjacent environmentally sensitive lands; 

( 4) The proposed development will be consistent with the City of San Diego's Multiple 
Species Conservation Program (MSCP) Subarea Plan; 

(5) The proposed development will not contribute to the erosion of public beaches or 
adversely impact local shoreline sand supply; and 

(6) The nature and extent of mitigation required as a condition of the permit is reasonably 
related to, and calculated to alleviate, negative impacts created by the proposed 
development. 

(c) Supplemental Findings-Environmentally Sensitive Lands Deviations 

A Site Development Permit required in accordance with Section 143.0110 because of 
potential impacts to environmentally sensitive lands where a deviation is requested in 
accordance with Section 143.0150 may be approved or conditionally approved only if the 
decision maker makes the following supplemental.findings in addition to the findings in 
Section 126.0504(a) and the supplemental findings in Section 126.0504(b): 

( 1) There are no feasible measures that can further minimize the potential adverse effects 
on environmentally sensitive lands; and 

(2) The proposed deviation is the minimum necessary to afford relief from special 
circumstances or conditions of the land, not of the applicant's making. 

(d) Supplemental Findings--Environmentally Sensitive Lands Deviation from Federal 
Emergency Management Agency Regulations 

A Site Development Permit required in accordance with Section 143.0110 because of 
potential impacts to environmentally sensitive lands where a deviation is requested from the 
Federal Emergency Management Agency regulations as specified in Section 143.0 150(b) 
may be approved or conditionally approved only if the decision maker makes the following 
supplemental findings in addition to the findings in Section 126.0504(a) and the 
supplementalfindings in Section 126.0504(b): 

(l) The proposed development Will not result in an increase injlood levels within any 
designatedjloodway during the base flood discharge; and 

(2) The deviation would not result in additional threats to public safety, in extraordinary 
public expense, or create a public nuisance. 

(e) Supplemental Findings-Steep Hillsides Development Area Regulations Alternative 
Compliance 

A Site Development Permit required in accordance with Section 143.0110 because of 
potential impacts to steep hillsides where alternative compliance is requested in accordance 
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with Section 143.0151 may be approved or conditionally approved only if the decision 
maker makes the following supplemental findings in addition to the findings in Section 
126.0504(a) and the supplementalfindings in Section 126.0504(b): 

(1) The proposed development is in conformance with the Steep Hillside Guidelines; 

(2) The proposed development conforms to the applicable land use plan; and 

(3) Strict application of the steep hillside development area regulations would result in 
conflicts with other City regulations, policies, or plans. 

(f) Supplemental Findings-Important Archaeological Sites and Traditional Cultural Properties 

A Site Development Permit required in accordance with Section 143.0210 because of 
potential impacts to an important archaeological siteor traditional cultural property may be 
approv~ or conditionally approved only if the decision maker makes the following 
supplementalfindings in addition to the findings in Section 126.0504(a): 

(1) The site is physically suitable for the design and siting of the proposed development, the 
development will result in minimum disturbance to historical resources, and measures 
to fully mitigate for any disturbance have been provided by the applicant; and 

(2) All feasible measures to protect and preserve the special character or the special 
historical, architectural, archaeological, or cultural value of the resource have been 
provided by the applicant. 

• 

(g) Supplemental Findings-Historical Resources Deviation for Important Archaeological Sites • 
and Traditional Cultural Properties · 

A Site Development Permit required in accordance with Section 143.0210 because of 
potential impacts to an important archaeological site or traditinal cultural property where a 
deviation is requested in accordance with Section 143.0260 may be approved or 
conditionally approved only if the decision maker makes the following supplemental findings 
in addition to the findings in Section 126.0504(a): . 

(1) There are no feasible measures, including a less environmentally damaging location or 
alternative, that can further minimize the potential adverse effects on historical 
resources; 

(2) The proposed deviation is the minimum necessary to afford relief and accommodate the 
development and all feasible measures to mitigate for the loss of any portion of the 
resource have been provided by the applicant; and 

(3) There are "Special circumstances or conditions apart from the existence of historical 
resources, applying to the land that are peculiar to the land and are not of the applicant's 
making, wh~eby the strict application of the provisions of the historical resources 
regulations would deprive the property owner of reasonable use of the land. 

(h) Supplemental Findings-Historical Resources Deviation for Relocation of a Designated 
Historical Resource 

A Site Development Permit required in accordance with Section 143.0210 because of • 
potential impacts to historical resources where a deviation is requested in accordance with 
Section 143.0260 for relocation of a designated historical resource may be approved or 
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conditionally approved only if the decision maker makes the following supplemental findings 
in addition to the findings in Section 126.0504(a): 

(1) There are no feasible measures, including maintaining the resource on site, that can 
further minimize the potential adverse effects on historical resources; 

(2) The proposed relocation will not destroy the historical, cultural, or architectural values 
of the historical resource, and the relocation is part of a definitive series of actions that 
will assure the preservation of the designated historical resource. 

(3) There are special circumstances or conditions apart from the existence of historical 
resources, applying to the land that are peculiar to the land and are not of the applicant's 
making, whereby the strict application of the provisions of the historical resources 
regulations would deprive the property owner of reasonable use of the land. 

(i) Supplemental Findings-Historical Resources Deviation for in Substantial Alteration of a 
Designated Historical Resource or Within a Historical District 

A Site Development Permit required in accordance with Section 143.0210 because of 
potential impacts to designated historical resources where a deviation is requested in 
accordance with Section 143.0260 for substantial alteration of a designated historical 
resource or within a historical district or new construction of a structure located within a 
historical district may be approved or conditionally approved only if the decision maker 
makes the following supplementalfindings in addition to the .findings in Section 126.0504(a) 

(1) There are no feasible measures, including a less environmentally damaging alternative, 
that can further minimize the potential adverse effects on the designated historical 

. resource or historical district; 

(2) The deviation is the minimum necessary to afford relief and accommodate the 
development and all feasible measures to mitigate for the loss of any portion of the 
historical resource have been provided by the applicant; and 

(3) The denial of the proposed development would result in economic hardship to the 
owner. For purposes of this finding, "economic hardship" means there is no reasonable 
beneficial use of a property and it is not feasible to derive a reasonable economic return 
from the property. 

G) Supplemental Findings-Clairemont Mesa Height Limit 

A Site Development Permit required in accordance with Section 132.1306 because an. 
exception from the Clairemont Mesa height limit is requested may be approved or 
conditionally approved only if the decision maker makes the following supplemental findings 
in addition to the findings in Section 126.0504(a): 

(l) The granting of an exception will not significantly interfere with public views from 
western Clairemont Mesa to Mission Bay and the Pacific Ocean within the surrounding 
area; and 

(2) The granting of an exception is appropriate because there are existing structures over 30 
feet in height and the proposed development will be compatible with surrounding one, 

Ch. Art. 
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two, or three-story structures; or the granting of an exception is appropriate because 
there are topographic constraints peculiar to the land; or the granting of the exception is 
needed to permit roofline and facade variations, accents, tower elements, and other 
similar elements and the elements will not increase the floor area of the structure. 

(k) Supplemental Findings-Mobilehome Park Discontinuance 

A Site Development Permit required in accordance with Section 132.0702 because a 
discontinuance of a mobilehome park is proposed may be approved or conditionally 
approved only if the decision maker makes the following supplemental findings in addition 
to the findings in Section 126.0504(a): 

(1) The discontinuance of use of the land for a mobilehome park or mobilehome spaces will 
not deprive the community of a needed facility; 

(2) The discontinuance of use of the land for a mobilehome park or mobilehome spaces, 
because of the associated relocation plan and conditions that have been applied to the 
discontinuance, will not be detrimental to the public health, safety, and welfare of 
persons living in the mobilehome park; and 

(3) The use to which the applicant proposes to put the property will provide a greater 
public benefit than continued use of th~ property as a mobilehome park or mobilehome 
spaces. 

(1) Supplemental Findings-Affordable Housing Density Bonus 

• 

A project that includes an affordable housing density bonus and requires a Site Development • 
Permit in accordance with Sections 143.0750 because the development involves a transfer of 
bonus density may be approved or conditionally approved only if the decision maker makes 
the following supplementalflndings in addition to the findings in Section 126.0504(a): 

(1) The proposed development will materially assist in accomplishing the goal of providing 
affordable housing opportunities in economically balanced communities throughout the 
City; 

(2) The proposed development will not lead to over-concentration of persons and families 
of low income or very low income within any given community; and 

(3) Approving the Site Development Permit will not adversely affect the applicable land 
use plan, cause significant adverse effects upon the environment, adversely affect solar 
access to neighboring property, or violate the relevant regulations of the Land 
Development Code. 

(m) Supplemental Findings-Density Bonus and Affordable Housing Deviation 

A project that includes an affordable housing density bonus and requires a Site Development 
Permit in accordance with Section 141.0760 because the development involves a deviation 
from the density bonus and affordable housing provisions may be approved or conditionally 
approved only if the decision maker makes the following supplemental findings in addition 
to the findings in Section 126.0504(a): 

(1) The proposed development will materially assist in accomplishing the goal of providing 
affordable housing opportunities in economically balanced communities throughout the 
City; • 
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of low income or very low income within any given community; and 

(3) Approving the Site Development Permit will not adversely affect the applicable land 
use plan, cause significant adverse effects upon the environment, adversely affect solar 
access to neighboring property, or violate the relevant regulations of the Municipal 
Code. 

( 4) Because of special circumstances applicable to the proposed development including 
property characteristics, economic constraints, location, or surroundings, the strict 
application of the provisions of Sections 143.0730 and 143.0740 would cause failure of 
the development. 

§126.0505 Violations of a Site Development Permit 

It is unlawful for any person to maintain, use, or develop any premises without a Site 
Development Permit if such a permit is required for the use or development, or to maintain, use, 
or develop any premises contrary to the requirements or conditions of an existing Site 
Development Permit. Violation of any provision of this division shall be subject to the 
enforcement provisions contained in Chapter 12, Article I. Violations of this division shall be 
treated as strict liability offenses regardless of intent. 
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The purpose of these procedures is to establish a review process for development that allows an 
applicant to request greater flexibility from the strict application of the regulations than would be 
allowed through a deviation process. The intent is to encourage imaginative and innovative 
planning and to assure that the development achieves the purpose and intent of the applicable land 
use plan and that it would be preferable to what would be achieved by strict conformance with the 
regulations. 

§ 126.0602 When a Planned Development Permit May Be Requested 

(a) The following types of development may be requested with a Planned Development Permit 
decided in accordance with Process Three. 

(1) Residential development within the areas described in this section when the community 
plan recommends a Planned Development Permit in conjunction with another requested 
discretionary action, as described in Section 143.0402: 

(A) Within the Carmel Mountain Ranch Community Plan area, residential development 
within certain areas as identified in the community plan; 

(B) Within the Linda Vista Community Plan area, all new multiple-dwelling unit 
development; 

(C) Within the Midway-Pacific Highway Corridor Community Plan area, mixed-use 
residential and commercial development, 

(D) Within the Mira Mesa Community Plan area, residential development that includes 
a rezone or subdivision; 

(E) Within the Miramar Ranch North Community Plan area, all proposed residential 
development; 

(F) Within the Rancho Penasquitos Community Plan area, subdivisions creating 5,000 
square foot lots consistent with the low density residential land use category; 

(G) Within the Sabre Springs Community Plan area, residential development on those 
parcels identified in Section 4.4 of the community plan; 

(H) Within the Scripps Miramar Ranch Community Plan area, residential development 
in Areas C or E as identified in the community plan; and 

(I) Within the Torrey Pines Community Plan area, all new multiple-dwelling unit 
development. 

(2) Commercial development within the areas listed below when the community plan 
recommends a Planned Development Permit in conjunction with another requested 
discretionary action, as described in Section 143.0402: 

Ch. Art . 
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(A) Within the Carmel Mountain Ranch Community Plan area, commercial 
development located within the area designated for planned commercial 
development on Figure 35 of the community plan; 

(B) Within the Kearny Mesa Community Plan area, any visitor accomodation facilities; 

(C) Within the Midway-Pacific Highway Corridor Community Plan area, all 
commercial and residential mixed-use development; 

(D) Within the Mira Mesa Community Plan area, commercial development that 
includes a rezone or subdivision; 

(E) Within the Miramar Ranch North Community Plan area, all commercial 
development; 

(F) Within the Navajo Community Plan area, commercial development that includes a 
rezone or subdivision; 

(G) Within the Otay Mesa-Nestor Community Plan area, commercial development of 
property identified by the Plan's Commercial Und Use Map as requiring 
discretionary review; 

(H) Within the Peninsula Community Plan, commercial development on the block 
bounded by Lowell Street, Keats Street, Rosecrans Street, and Locust Street; and 

• 

(I) Within the Rancho Penasquitos Community Plan area, commercial development • 
located in the Towne Centre. 

(3) Industrial development within the areas listed below when the community plan 
recommends a Planned Development Permit in conjunction with another requested 
discretionary action, as described in Section 143.0402: 

(A) Within the Kearny Mesa Community Plan area, industrial development in the area 
known as Allred-Collins East; 

(B) Within the Mira Mesa Community Plan area, industrial development that includes 
a rezone or subdivision; 

(C) Within the Navajo Community Plan area, industrial development that includes a 
rezone or subdivision; 

(D) Within the Sabre Springs Community Plan area, development on parcels 3 and 9 of 
the Sabre Springs Industrial Park; 

(E) Within the Scripps Miramar Ranch Community Plan area, development of a 3. 7-
acre storage facility as identified ·in the community plan and all development in the 
Scripps Business Park; and 

(F) Within the Torrey Pines Community Plan area, development in the Carrol Canyon 
Corridor as identified in the community plan. 

(b) The following types of development may be requested with a Planned Development Permit • 
to be decided in accordance with Process Four. 
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( 1) Development that does not comply with all base zone regulations or all development 
regulations, or proposes to exceed limited deviations allowed by the regulations in 
Chapter 14, as described in Section 143.0402. 

(2) Rural Cluster development in the OR and AR zones, as described in Section 143.0402. 

(3) Developments involving a Planned Development Permit within RS zones in urbanized 
communities as designated in the Progress Guide and General Plan, as described in 
Section 143.0402. 

(c) The following types of development may be requested with a Planned Development Permit 
to be decided in accordance with Process Five. 

Rural cluster residential development in the AR-1-1 and OR-1-2 zones that proposes a 
density that exceeds one dwelling unit per 10 acres but is not more than one dwelling unit 
per 4 acres, with no potential for development on the remainder of the premises, as described 
in Section 143.0402. 

§ 126.0603 Decision Process for Planned Development Permits 

§ 126.0604 

(a) A decision on an application for a Planned Development Permit for the type of development 
listed in Section 126.0602(a) shall be made in accordance with Process Three. The decision 
may be appealed to the Planning Commission in accordance with Section 112.0506. 

(b) A decision on an application for a Planned Development Permit for the types of development 
listed in Section 126.0602(b) shall be made in accordance with Process Four . 

(c) A decision on an application for a Planned Development Permit for the development listed in 
Section 126.0602(c) shall be made in accordance with Process Five. 

Findings for Planned Development Approval 

A Planned Development Permit may be approved or conditionally approved only if the decision 
maker makes all of the .findings in Section 126.0604(a) and the supplemental.findings in Section 
126.0604(b) that are applicable to the proposed development as specified in this· section. 

(a) Findings for all Planned Development Permits 

( 1) The proposed development will not adversely affect the applicable land use plan; 

(2) The proposed development will not be detrimental to the public health, safety, and 
welfare; 

(3) The proposed development will comply with the regulations of the Land Development 
Code; 

(4) The proposed development, when considered as a whole, will be beneficial to the 
community; and 

(5) Any proposed deviations pursuant to Section 126.0602(b )(1) are appropriate for this 
location and will result in a more desirable project than would be achieved if designed 
in strict conformance with the development regulations of the applicable zone. 

(b) Supplemental Findings-Future Urbanizing Area 

Ch. Art. 
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A project involving rural cluster in the AR-1-1 zone or the OR-1-12 zone within the future 
urbanizing area as designated in the Progress Guide and General Plan where increased 
density is proposed may be approved or conditionally approved only if the decision maker 
makes the following supplementalfindings in addition to the findings in Section 
126.0604(a): 

( 1) The proposed development will assist in accomplishing the goal of pennanently 
preserving lands designated in the Progress Guide and General Plan as part of the 
environmental tier through the provision of public and private open space easements or 
dedications; 

(2) The proposed development will not foreclose future decisions regarding the size of 
major primary arterials, expressways, or freeways that may traverse the property; 

(3) The proposed development will be adjacent to areas presently served by water and 
sewer lines, thereby avoiding leapfrog development; 

( 4) The proposed development will be at least fiscally neutral, thereby not imposing a 
burden upon the City's capital and operating budgets; 

(5) The proposed development will provide housing on the property affordable to lower 
income families, as certified by the San Diego Housing Commission; 

( 6) The proposed development comprehensively addresses framework planning issues 
including land use, character, and scale of development; environmental resources; and 

• 

public facilities and the increase in density will not adversely affect the biological goals • 
and objectives of the Multiple Species Conservation Program Subarea Plan; 

(7) Within the North City future urbanizing area, a8 designated in the Progress Guide and 
General Plan, the proposed development will be consistent with the approved subarea 
plan; and 

(8) The applicant and property owner have agreed in a recorded document that in return for 
the present increase in density granted by the City Council, no future development rights 
shall remain on the property. 

§126.0605 Violations of a Planned Development Permit 

Ch. Art. Div. 

It is unlawful for any person to maintain, use, or develop any premises without a Planned 
Development Permit if such a permit is required for the use or development, or to maintain, use, 
or develop any premises contrary to the requirements or conditions of an existing Planned 
Development Permit. Violations of any provision of this division shall be subject to the 
enforcement provisions contained in Chapter 12, Article 1. Violation of this division shall be 
treated as strict liability offenses regardless of intent. 
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Article 6: Development Permits 

Division 7: Coastal Development Permit Procedures 

§ 126.0701 Purpose of the Coastal Development Permit Procedures 

The purpose of these procedures is to establish a City review process for coastal development that 
is consistent with the Local Coastal Program, the California Coastal Act of 1976 (Public 
Resources Code section 30000, et seq.) and the California Code of Regulations, Title 14, Division 
5.5., Chapter 8, Subchapter 2, Article 17. 

§ 126.0702 When a Coastal Development Permit Is Required 

§ 126.0704 

(a) Permits Issued by the City. A Coastal Development Permit issued by the City is required for 
all coastal development of a premises within the Coastal Overlay Zone described in Chapter 
13, Article 2, Division 4, unless exempted by Section 126.0704, or if the proposed project 
site lies completely within the Coastal Commission Permit Jurisdiction or the Deferred 
Certification Area as described in Section 126.0702(b). 

(b) Permits Issued by the Coastal Commission. Coastal Development Permit requirements for 
au proposed coastal development on a project site located partially or completely within the 
Coastal Commission Permit Jurisdiction or in the Deferred Certification Area must be 
obtained from the Coastal Commission. The Coastal Commission Permit Jurisdiction and 
the Deferred Certification Area are shown on Map No. C-730.1 on file in the Development 
Services Department, the San Diego office of the Coastal Commission, and in the office of 
the City Clerk as Document No. 00" 17067-1. 

Exemptions from a Coastal Development Permit 

The following coastal development is exempt from the requirement to obtain a Coastal 
Development Permit. · 

(a) Improvements to existing structures are exempt, except if the improvements involve any of 
the following: 

(1) Improvements to any structure located on a beach, wetland, stream, or where the 
structure or proposed improvements would encroach within 50 feet of a coastal bluff 
edge. 

(2) Improvements to any structure that would result ib. an increase of 10 percent or more of 
interior floor area or building height where the structure is located between the sea and 
first public roadway paralleling the sea or within 300 feet of the inland extent of any 
beach or of the mean high tide line where there is no beach, whichever is the greater 
distance. The first public roadway is shown on Map No. C-730.1 filed in the office of 
the County Recorder as Document No. 00-17069. 

(3) · Improvements that result in an intensification of use. For purposes of this section, 
intensification of use means a change in the use of a lot or premises which, based upon 
the provisions of the applicable zone, requires more off-street parking than did any legal 
use of the lot within the 12 months immediately preceding the date of application for a 
construction permit. 

(b) Repair or maintenance activities are exempt except if the repairs or maintenance involve any 
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§ 126.0704 
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ofthe following: 

(1) Repair or maintenance of a seawall revetment, bluff retaining wall, breakwater, groin, 
culvert, outfall, or similar shoreline work that involves substantial alteration to the 
foundation of the structure; the placement of riprap, artificial berms, or solid materials 
on a beach or in coastal waters, streams, wetlands, or on a shoreline protective wall; the 
replacement of 20 percent or more of the materials of an existing structure; the 
placement, whether temporary or permanent, of mechanized construction equipment on 
any sand ~ coastal bluff, or within 20 feet of coastal waters or streams, except that 
the use of such equipment solely for routine beach and park maintenance shall not 
require a Coastal Development Permit. 

(2) Any repair or maintenance to facilities or structures or any work located within a 
wetland, within 50 feet of a coastal bluff edge, or within 20 feet of any coastal waters or 
streams, except that public utility repair and maintenance, as provided under Section 
l26.0704(c), below, shall not require a Coastal Development Permit. 

(c) Public utility installation of new or increased service to development approved or exempted 
in the Municipal Code, and public utility repair or maintenance as exempted under the 
Coastal Commission's Interpretive Guidelines on Exclusions from Permit Requirements filed 
with the City Clerk .as Document No. 00-17067-2. 

(d) Any action necessary to abate a public nuisance as provided under California Public 
Resources Code Section 30005(b ). 

(e) Agricultural grading on land that has been cultivated within the previous 10 years. 

(f) The replacement of any structure destroyed by a disaster, except a public works facility. Th~ 
replacement structure shall comply with the applicable zone, shall be for the same use as the 
destroyed structure, shall not exceed the floor area ratio, height, or bulk of the destroyed 
structure by more than 10 percent, and shall be sited in the same location on the affected 
property as the destroyed structure. 

§ 126.0705 How to Apply for a Coastal Development Permit 

An applicant shall file an application for a City-issued Coastal Development Permit in accordance 
with Section 112.0102. The application shall include the required submittal materials and any 
other information that in the opinion of the City Manager is necessary to adequately review the 
proposed coastal development. If the site is located within the watershed ofLos Penasquitos 
Lagoon and would involve grading or construction of impervious surfaces, a computation of the 
required Los Penasquitos Lagoon Restoration and Enhancement Fee as set forth in Section 
126.0720 shall be included with the application. 

§ 126.0706 Determination of Appellate Jurisdiction 

The City Manager shall determine whether the proposed coastal development lies within the 
appealable area at the time the application for the Coastal Development Permit is submitted to 
the City. The City Manager's determination may be reviewed by the Executive Director of the 
Coastal Commission in accordance with Coastal Commission regulations. 

§ 126.0707 Decision Process for a Coastal Development Permit 

(a) A decision on an application for a City-issued Coastal Development Pennit in the non
appealable area of the Coastal Overlay Zone shall be made in accordance with Process Two. 

Ch. Alt. Div. 
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§ 126.0707 
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The decision may be appealed to the Planning Commission in accordance with Section 
112.0504. 

(b) A decision on an application for a City-issued Coastal Development Permit in the appealable 
area of the Coastal Overlay Zone shall be made in accordance with Process Three. The 
decision may be appealed to the Planning Commission in accordance with Section 112.0506. 

(b) Conditions may be imposed by the decision maker when approving a Coastal Development 
Permit to carry out the purpose and the requirements of this division. The conditions may 
include a provision for public access, open space, or conservation easements or the 
relocation or redesign of proposed site improvements. When conditions pertaining to public 
access, open space, or conservation easements are imposed, the City Manager shall notify the 
Executive Director of the Coastal Commission as set forth in Section 126.0719. 

§ 126.0708 Findings for Coastal Development Permit Approval 

An application for a Coastal Development Permit may be approved or conditionally approved 
only if the decision maker makes the following .findings: 

(a) The proposed coastal development will not encroach upon any existing physical accessway 
that is legally used by the public or any proposed public accessway identified in a Local 
Coastal Program land use plan; nor will it significantly obstruct identified views to and 
along the ocean and other scenic coastal areas from public vantage points as identified in a 
Local Coastal Program land use plan; 

(b) The proposed coastal development will not adversely affect sensitive coastal resource areas; 
and 

(c) The proposed coastal development will conform with the Local Coastal Program. 

§ 126.0709 Notice of Final City Action on a Coastal Development Permit 

(a) Notice of Final City Action by Mail. No later than 5 business days after the date on which 
all rights of appeal have expired for a Coastal Development Permit or any amendment or 
extension of a Coastal Development Permit, the City Manager shall mail a Notice of Final 
City Action to the Coastal Commission and to any other person who has requested this 
notice. 

(b) Contents of Notice ofFinal City Action. The Notice of Final City Action shall include the 
following: 

( 1) The conditions of approval for the Coastal Development Permit; 

(2) The written findings required to approve the Coastal Development Permit; and 

(3) The procedure for appealing the City's action to the Coastal Commission for decisions 
which are appealable to the Coastal Commission . 

Ch. Art. Div. 
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§ 126.0710 Appeals to the Coastal Commission 

(a) A Coastal Development Permit that has been approved by the City may be appealed to the 
Coastal Commission if the coastal development that is authorized by the permit is located 
within the appealable area of the Coastal Overlay Zone. 

(b) A Coastal Development Permit that has been approved or denied for a major public works 
project or a major energy facility as these are defined by California Public Resources Code 
Sections 30114 and 30107, respectively, may be appealed to the Coastal Commission if the 
development authorized by the permit is located anywhere within the Coastal Overlay Zone. 

(c) A Coastal Development Permit within the appealable area that has been denied may be 
appealed to the Coastal Commission only if the permit is for a major public works project or 
a major energy facility or if the decision maker approves all other required development 
permits or maps but does not make the .findings for the Coastal Development Permit 

(d) Exhaustion of City Appeal. A decision on a Coastal Development Permit may be appealed to 
the Coastal Commission only after all appeal remedies of the City have been exhausted. 

(e) Coastal Commission Responsibility 

(1) If the Coastal Commission determines that a substantial issue exists in an appeal of a 
City Coastal Development Permit, the coastal development authorized by that permit 
becomes the responsibility of the Coastal Commission. All future responsibility 

• 

pertaining to the coastal development authorized by that Coastal Development Permit • 
lies with the Coastal Commission, including any future amendment to, extension to, or 
enforcement of the conditions of approval of the permit. 

(2} If an appeal is filed with the Coastal Commission and the Coastal Commission does not 
determine that a substantial issue exists, the City's action is upheld and the City's 
decision on the permit is :final. 

§ 126.0711 Recordation of a Coastal Development Permit 

A Coastal Development Permit that will be issued by the City shall be recorded in accordance 
with Section 126.0106. The recordation of easement documents shall comply with Section 
126.0719. 

§ 126.0712 Issuance of a Coastal Development Permit 

Ch. Alt. Div. 

(a) The City sh311 issue the Coastal Development Permit in accordance with Section 126.0107 
only after receiving notification that: 

( 1) The appeal period to the Coastal Commission has ended and no appeal was filed; or 

(2) An appeal was filed and the Coastal Commission made a determination of no 
substantial issue with the City's decision. 

(b} If a decision on a Coastal Development Permit is appealed to the Coastal Commission and 
the Coastal Commission determines that a substantial issue exists, the issuance of the permit 
will be regulated by the Coastal Commission. • 
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§ 126.0713 Initial Utilization of a Coastal Development Permit 

A Coastal Development Permit issued by the City shall be initially utilized in accordance with 
Section 126.0108. · 

§ 126.0714 Maintaining Utilization of a Coastal Development Permit 

Continued utilization of a Coastal Development Permit issued by the City shall be in accordance 
with Section 126.0109. 

§ 126.0715 Time Extension for a Coastal Development Permit 

A Coastal Development Permit issued by the City may be extended in accordance with Section 
126.0111. 

§ 126.0716 Modifications and Amendments to a Coastal Development Permit 

§ 126.6717 

§ 126.0718 

Minor modifications and amendments to a previously approved Coastal Development Permit 
issued by the City shall be decided in accordance with Sections 126.0112 and 126.0113. 

Permits Issued by the Coastal Commission 

Any person who has a valid Coastal Development Permit issued by the Coastal Commission is 
not required to obtain a Coastal Development Permit for that same coastal development from the 
City. The Coastal Commission is exclusively responsible for the issuance of an amendment to a 
Coastal Development Permit that has been approved by the Coastal Commission, regardless of the 
jurisdictional boundaries governing applications for Coastal Development Permits. The City may 
not grant a Coastal Development Permit for the same coastal development on a site that has a 
previously approved Coastal Development Permit issued by the Coastal Commission unless the 
previously approved permit has expired or been forfeited to the Coastal Commission. 

Procedures for Emergency Coastal Development Permits 

(a) Coastal Emergency. A coastal emergency is a sudden, unexpected occurrence within the 
Coastal Overlay Zone that demands immediate action to prevent or mitigate loss of or 
damage to life, health, property, or essential public services. 

(b) Application. When a coastal emergency exists, an applicant may use the procedures of this 
section instead of the standard application and decision procedures for a Coastal 
Development Permit. However, all emergency Coastal Development Permits require the 
subsequent processing of a standard Coastal Development Permit application for any work 
authorized on an emergency basis by these procedures. The applicant may apply for an 
emergency Coastal Development Permit in person, by letter to the City Manager, or by 
telephone. 

(c) Contents of Application. The application shall include the following information: 

(1) The nature of the coastal emergency; 

(2) The cause of the coastal emergency; 

(3) The location of the coastal emergency; 

Ch. Art. 
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(4) The remedial, protective, or preventive work required to deal with the coastal 
emergency; and 

( 5) The circumstances during the coastal emergency that justify the course of action taken 
or to be taken, including the probable consequences of failing to take emergency action. 

(d) Verification. The City Manager shall verify the facts, including the existence and nature of 
the coastal emergency, to the extent that time allows. 

(e) Decision on Permit. A decision to approve, conditionally approve, or.deny the emergency 
Coastal Development Permit shall be made by the City Manager. 

(t) Findings. An emergency Coastal Development Permit may be approved or conditionally 
approved only if the City Manager makes the followingfindings: 

(1) A coastal emergency exists that requires action more quickly than would be permitted 
by the normal procedures for acquiring a Coastal Development Permit; 

(2) Public comment on the proposed coastal emergency action has been solicited and 
reviewed to the extent feasible; and 

(3) The proposed emergency work is consistent with the Local Coastal Program. 

(g) Conditions. The City Manager may approve an emergency Coastal Development Permit with 
conditions, including an expiration date. All emergency Coastal Development Permits shall 

• 

include a condition requiring the processing of a regular Coastal Development Permit • 
application for any work authorized by the City Manager. 

(h) Notice. The City Manager shall provide public notice of the emergency work, with the extent 
and type of notice determined by the nature and time constraints of the coastal emergency. 

§ 126.0719 Public Access, Open Space, or Conservation Easements Associated with a 
Coastal Development Permit 

(a) Documents to be Approved. The City Manager shall forward any legal documents used in 
complying with required conditions of a Coastal Development Permit that pertains to public 
access, open space, or conservation easements to the Executive Director of the Coastal 
Commission for approval before the issuance of the Coastal Development Permit. 

(b) Revisions to Documents. If the Executive Director of the Coastal Commission recommends 
revisions to the format of the legal documents, the Coastal Development Permit shall not be 
issued until all deficiencies have been resolved to the satisfaction of the Executive Director 
of the Coastal Commission. 

(c) Permit Issued. A Coastal Development Permit shall not be issued until the legal documents 
have been recorded with the County Recorder and verification of the recordation has been 
sent to, and receipt has been acknowledged by, the Executive Director of the Coastal 
Commission. 

• 
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§ 126.0720 Payment of Los Penasquitos Watershed Restoration and Enhancement Fee for 
Grading and Creation of Impervious Surfaces 

§ 126.0721 

(a) An applicant for a Coastal Development Permit, as identified in Document No. 00-17068 on 
file in the City Clerk's office, for a coastal development proposal located in the watershed of 
Los Penasquitos Lagoon that involves grading or would construct any impervious surfaces 
shall, as a condition of development approval, be required to pay a fee to the Los Penasquitos 
Lagoon Enhancement Fund and escrow account for restoration of the lagoon and watershed. 
The fee shall not be required for coastal developments that are exempt under Section 
126.0704. 

(b) The fee shall be based on the site surface affected by grading for urban development, 
agriculture, transportation, and other public service facility improvements, exclusive of 
habitat restoration or enhancement areas. The fee shall be computed at a rate of $0.005 per 
square foot for all areas to be graded, with an additional rate of $0.03 per square foot for any 
impervious surfaces to be created by the finished development. The amount of the fee shall 
be based on the grading and impervious surfaces proposed under the initial Coastal 
Development Permit and for any additional development increments (grading or impervious 
surfaces) for which permits are required. Fees for the maintenance and administration of the 
escrow account shall also be required. 

(c) The required fee shall be computed by the applicant and the information shall be included 
with the permit application. The calculations shall be verified by the City Manager. The 
applicant shall deposit the required fee in an escrow account established by the City of San 
Diego, the California Coastal Commission, and the State Coastal Conservancy. 
Administration of the funds shall be the responsibility of the State Coastal Conservancy in 
accordance with the terms of the escrow account. The applicant shall provide evidence 
satisfactory to the City Manager that the deposit has been made before the Coastal 
Development Permit is issued. 

Los Penasquitos Watershed Maintenance and Conservation Fund 

An applicant for a Coastal Development Permit for a coastal development located in the 
watershed of Los Penasquitos Lagoon shall, as a condition of the permit, agree to participate in 
any benefit assessment district or other financing mechanism created to fund the permanent 
maintenance and conservation of the stream channels and related habitats located in the watershed 
and within the boundaries of the City of San Diego. 

§ 126.0722 Violations of a Coastal Development Permit 

It is unlawful for any person to maintain, use, or develop any premises without a Coastal 
Development Permit if such a permit is required for the use or development or to maintain, use, or 
develop any premises contrary to the requirements or conditions of an existing Coastal 
Development Permit. Violation of any provision of this division shall be subject to the 
enforcement provisions contained in Chapter 12, Article 1. Violations of this division shall be 
treated as strict liability offenses regardless of intent. 
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Article 6: Development Permits 

Division 8: Variance Procedures 

§ 126.0801 Purpose of Variance Procedures 

The purpose of these procedures is to provide relief for cases in which, because of special 
circumstances applicable to the property including size. shape, topography, location, or 
surroundings, the strict application of the development regulations would deprive the property of 
privileges enjoyed by other property in the vicinity and under the same land use designation and 
zone. 

§ 126.0802 When a Variance May Be Requested 

A variance may be requested for proposed development that would not comply with an applicable 
development regtilation of the Land Development Code, except that density shall not be increased 
through a variance. 

§ 126.0803 Application for a Variance 

§ 126.0804 

§ 126.0805 

An application for a variance shall be filed in accordance with Section 112.0102. 

Decision Processes for a Variance 

. A decision on an application for a variance shall be made in accordance with Process Three. The 
decision may be appealed to the Board of Zoning Appeals unless otherwise specified by the Land 
Development Code. 

Findings for Variance Approval 

The decision maker may approve or conditionally approve an application for a variance only if the 
decision maker makes the followingfindings: 

(a) There are special circumstances or conditions applying to the land or premises for which the 
variance is sought that are peculiar to the land or premises and do not apply generally to the 
land or premises in the neighborhood, and these conditions have not resulted from any act of 
the applicant after the adoption of the applicable zone regulations; 

(b) The circumstances or conditions are such that the strict application of the regulations of the 
Land Development Code would deprive the applicant of reasonable use of the land or 
premises and the variance granted by the City is the minimum variance that will permit the 
reasonable use of the land or premises; 

(c) The granting of the variance will be in harmony with the general purpose and intent of the 
regulations and will not be detrimental to the public health, safety, or welfare; and 

(d) The granting of the variance will not adversely affect the applicable land use plan. 

Ch. Art Div. 
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Article 7: Previously Conforming Premises and Uses 

Division 1: General Review Procedures for Previously Conforming Premises and 
Uses 

§ 127.0101 Purpose of Procedures for Previously Conforming Premises and Uses 

The purpose of these procedures is to establish a review process for the development, 
maintenance, and operation of previously conforming premises and uses. Because of changes in 
the City's zones and zoning regulations over the years, many structures that were built, or uses 
that were established, in compliance with the applicable regulations at the time of their 
development no longer comply with existing regulations. In order to clarify this status, and to 
avoid confusion with illegal premises and uses, the term ''previously conforming" is used to 
describe these situations and has the same meaning as "nonconforming". The intent of these 
procedures is to allow certain, potentially compatible, previously conforming premises and uses, 
subject to special regulations and conditions, unless the previously conforming premises or uses 
adversely impact the public health, safety, or welfare. 

§ 127.0102 General Rules for Previously Conforming Premises and Uses 

The following general rules apply to all previously conforming premises and uses: 

(a) Previously conforming premises or uses must have been established in compliance with all 
permit requirements and must have been lawful until a change in the applicable zoning 
regulations made the premises or uses previously conforming . 

(b) The property owner or person asserting previously conforming rights for a premises or use 
has the burden to provide the City Manager with sufficient documentation to establish the 
existence of the previously conforming premises or use. 

(c) Documentation of market value shall be in accordance with procedures established by the 
City Manager. 

(d) Previously conforming premises and uses that comply with the provisions of this division 
may continue to exist and operate unless an amortization period is specified elsewhere in the 
Municipal Code. 

(e) Sale or transfer of the property or change of ownership does not terminate rights to the 
previously conforming premises or use, unless the owner agrees to such a condition as part of 
a permit or administrative or judicial order. 

(f) Previously conforming premises and uses are subject to all other regulations and any 
development permits that may otherwise be required by the Land Development Code. The 
required review process shown in Table 127-0lA and described in Sections 127.0103 
through 127.0108 pertains only to the review required for the previously conforming 
premises or use. Proposed development sites located in the Coastal Overlay Zone or other 
geographic overlay zones are subject to the regulations of, and may require development 
permit review in accordance with, those overlay zones. The previously conforming 
regulations do not grant any deviation from the height regulations of the Coastal Height 
Limit Overlay Zone or any other height limit overlay zone. 

(g) If a previously conforming premises or use is brought into conformance by a change in use 
or new development, the previously conforming status is terminated and the premises or use 
cannot revert to a previously conforming status. 
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(h) Regulations for premises that have previously conforming parking are found in Section 
142.0510(d). 

(i) Regulations for premises that have previously conforming landscaping are found in 
142.0410. 

§ 127.0103 Review Process for Previously Conforming Premises and Uses 

The required review process for different types of proposed development or activity, based on the 
existing structural envelope, density, and uses are shown in Table 127-01A and described in text 
in Sections 127.0104 through 127.0108. 

Table 127..01A 
Review Process for Previously Conforming Premises and Uses 

REQUIRED REVIEW PROCESS 

Existing 
Development/ Activity Proposed Structural 

Envelope 

c PC 

Maintenance, repair or alteration (less than or equal to 50% of 1 1 
market value of entire structure or improvement) that does not 
e>Cpand the structural enveloDe. See Section 127.01 04. 

Maintenance, repair or alteration (greater than 50% of market value 1 1 
of entire structure or improvement) that does not expand the 
structural envelooe. See Section 127.0104. 

Reconstruction (following fire, natural disaster, act of the public n/a 1 
enemy). See Section 127.0105. 

Expansion/enlargement, where new construction conforms with all 
current development regulations. See Sections 127.0106(a) and 

1 1 

(b). 

Expansion/enlargement where new construction requests a 
reduction of up to 20% from required setbacks. See Section 

3 2 

127.0106Ccl. 

Change to another previously conforming use within the same use n/a n/a 
category. See Section 127.0107. 

Operating a previously conforming use, including resumption of 
previously conforming use (up to 2 years after discontinuance). 

n/a n/a 

See Sections 127.0108(a) and (c). 

Resumption of a previously conforming use (after 2 years n/a n/a 
discontinuance). See Sections 127.0108(b) and (c). 

Increase in floor area to a particular previously conforming use (less n/a n/a 
than or equal to 20% of gross floor area of the existing structure). 
See Section 127.0109. 

Legend to Table 127-01A: 

c = 
PC = 
1 = 
2 = 
n/a = 

Confonning at the Time of Proposed Development 
Previously Conforming 
Process One Approval Required 
Process Two Approval Required 
Not Applicable 

Existing Existing Use 
Density 

c PC c PC 

1 1 1 1 

1 2 1 2 

1 1 1 1 (1) 

2(2) 

1 2 1 2(3) 

3 2 3 2(3) 

nla n/a n/a 1 

nla n/a nla 1 

nla nla nla 2 

n/a nla n/a 2(3) 

• 

• 

• 
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Footnotes to Table 127-201A: 

( 
1
) Applies to reconstruction of any previously conforming stnJ.cture, including stnJ.ctures with 

previously conforming density or previously conforming residential uses with no limitation 
on cost. Partial reconstruction of stnJ.ctures with previously conforming nonresidential uses 
(less than or equal to 50 percent of market value of entire stnJ.cture or improvement). 

(2) Applies to reconstruction of previously conforming nonresidential uses when the cost of 
reconstruction is greater than 50 percent of market value. 

(J) Findings of fact for this permit shall include the presumption that expansion of the following 
previously conforming uses would be detrimental to the public health, safety, and welfare: 
industrial uses in residential zones, auto repair or dismantling uses in residential zones, and 
any use in a zone that would require a Conditional Use Permit in accordance with Section 
126.0303. 

§ 127.0104 Maintenance, Repair, or Alteration of Previously Conforming Structures Is 
Required 

§ 127.0105 

(a) Maintenance, repair, or alteration of a previously conforming structure, where the new 
construction would not expand beyond the existing stnJ.ctural envelope, is subject to the 
review procedures required for confonning stnJ.ctures except as described in Section 
127.0104(b). 

(b) Maintenance, repair, or alteration of a previously conforming stnl.cture containing previously 
conforming density or a previously conforming use, where the cost of the new construction 
would be greater than 50 percent of the market value of the existing stnl.cture,. and the new 
construction would not expand beyond the existing structural envelope, requires a 
Neighborhood Development Permit. 

Reconstruction of Previously Conforming Structures 

(a) The reconstruction provisions of this section apply only to rebuilding of a previously 
conforming stnJ.cture that has been destroyed, in whole or in part, as a result of fire, natural 
disaster, or act of the public enemy. 

(b) Reconstruction of any previously conforming stnJ.cture, including a stnJ.cture with previously 
conforming density or a previously conforming residential use, is subject to the same review 
procedures required for confonning stnJ.ctures. 

(c) Partial reconstruction of a stnJ.cture containing a previously conforming nonresidential use is 
subject to the review procedures required for conforming stnJ.ctures, if the cost of the 
reconstruction is less than or equal to 50 percent of the market value of the stnJ.cture prior to 
destruction. 

(d) Reconstruction of a structure containing a previously conforming nonresidential use requires 
a Neighborhood Development Permit if the cost of the reconstruction is greater than 50 
percent of the market value of the stnl.cture prior to the destruction. 

(e) This section, or any Neighborhood Development Permit issued for reconstruction, does not 
exempt any person from any requirement to obtain other applicable development permits and 
does not grant any deviation from the height limit regulations of the Coastal Height Limit 
Overlay Zone or any other applicable height limit overlay zone. All constnJ.ction permits 
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that would be required for conforming premises or uses must be obtained for reconstruction of 
previously conforming premises or uses. 

§ 127.0106 Expansion or Enlargement of Previously Conforming Structures 

(a) Proposed expansion or enlargement of a previously conforming structural envelope is 
subject to the procedural requirements for conforming structures if the existing density and 
use comply with all applicable development regulations of the Land Development Code and 
if the new construction will comply with all applicable development regulations. 

(b) Proposed expansion or enlargement of a previously conforming structural envelope, where 
the existing previously conforming structure does not comply with applicable zoning 
regulations as to density or use, requires a Neighborhood Development Permit. 

(c) Proposed expansion or enlargement of a previously conforming structural envelope where 
the expansion would comply with regulations, but which proposes a reduction less than or 
equal to 20 percent from a required setback, for a Neighborhood Development Permit. 

§ 127.0107 Change in Use of a Previously Conforming Use 

(a) A change in. use from a previously conforming use to another use within the same use 
category of the Use Regulations Tables of Chapter 13, Article I, is considered a change of 
use of equal intensity and retains the previously conforming rights for the new use. A 
change of use from a previously conforming use to a use in another use category or to a 
separately regulated use category of the Use Regulations Tables of Chapter I3, Article I, is 
not allowed. 

(b) A change in the number of business licenses issued for the same use within the same square 
footage is not considered an intensification of use. 

§ 127.0108 Abandonment of Previously Conforming Uses 

(a) A previously conforming use may continue to operate or may resume operations if 
discontinued for a period of less than 2 consecutive years. Resumption of operations within 2 
years is subject to the review procedures for conforming uses. 

(b) It is unlawful to reinstate any previously conforming use after the use has been discontinued 
for a period of 2 or more consecutive years, unless the property owner has obtained a 
Neighborhood Use Permit Discontinuance of the use for a period of2 or more consecutive 
years creates a presumption in favor of abandonment, against which the owner or person 
asserting previously conforming rights may offer evidence. 

(c) If the previously conforming use is discontinued temporarily while repairs, remodeling, or 
major alterations of the structure are under construction, maintenance of an active 
construction permit and continuance of the Business Tax Certificate constitutes conclusive 
evidence that the use bas not been abandoned during the construction. 

§ 127.0109 Expansion of a Previously Conforming Use 

Ch. Art. 
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(a) A 20 percent or less gross floor area expansion of a structure with a previously conforming 
use requires a Neighborhood Use Permit. 

(b) When making the findings for a Neighborhood Use Permit for the proposed expansion of a 
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previously conforming use, the following uses are conclusively presumed to be detrimental 
to public health, safety, and welfare: 

(1) Industrial uses in residential zones; 

(2) Commercial and personal vehicle repair and maintenance in residential zones; and 

(3) Any use that requires a Conditional Use Permit in the applicable zone in accordance 
with Section 126.0303 . 
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Article 7: Previously Conforming Premises and Uses 

Division 2: Review Procedures for Previously Conforming Signs 

§ 127.0201 Purpose of Review Procedures for Previously Conforming Signs 

The purpose of these procedures is to establish controls of signs that were legally constructed but 
became previously conforming when regulations were changed. The intent is to protect the public 
and the aesthetic character of the community and to identify rights with respect to previously 
conforming signs. 

§ 127.0202 General Rules for Previously Conforming Signs 

Except as specified in Section 127.0202(b), any sign that was constructed, erected, or affixed 
after AprilS, 1973 in compliance with the Municipal Code, and which has subsequently become 
previously conforming shall maintain its previously conforming status until a proposal is made 
that requires a Sign Permit for the previously conforming sign. 

(b) Notwithstanding Section 127.0202(a), any sign that was constructed, erected, or affixed in 
compliance with the Municipal Code and which became previously conforming because of a 
rezone of the property on which the sign is located, shall be considered previously 
conforming only for 7 years from the date of the rezone. After the 7 -year period has expired, 
any such sign is in violation of these regulations, is subject to abatement, and shall be 
modified to comply with the Land Development Code or shall be removed. 

(c) Signs in existence on AprilS, 1973, that were constructed, erected, affixed, or maintained in 
compliance with all previous regulations but which do not comply with applicable zone 
regulations enacted after April5, 1973, were required to be removed or brought into 
compliance with the Municipal Code by May 15, 1984 or May 1, 1988, if an extension of 
time was granted. Any such signs still remaining are in violation of the Land Development 
Code, are subject to abatement, and shall be modified to be in compliance with the Land 
Development Code or shall be removed. 

(d) These previously conforming sign procedures do not apply to signs that have been 
designated as historical resources. A designated historical sign is subject to Chapter 14, 
Article 3, Division 2 (Historical Resources Regulations). 

(e) Signs located on newly annexed properties shall be brought into compliance with the Land 
Development Code or shall be removed within 5 years after the effective date of annexation . 
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Article 7: Previously Conforming Premises and Uses 

Division 3: Review Procedures for Previously Conforming Advertising Display 
Signs 

§ 127.0301 Purpose of Review Procedures for Previously Conforming Advertising Display 
Signs 

The purpose of these procedures is to establish controls that provide reasonable opportunity for 
maintenance of legally constructed advertising display signs while protecting the public through 
preserving a positive aesthetic character. The intent of these procedures is to clarify the status of 
advertising display signs that existed before July 19, 1983 and to identify rights respecting 
existing inventory of these previously conforming advertising display signs. 

§ 127.0302 When Previously Conforming Advertising Display Sign Procedures Apply 

This division shall not apply to the following advertising display signs: 

(a) Any advertising display sign that is acquired by a governmental entity through the use of 
eminent domain. 

(b) Advertising display signs that meet all of the criteria of California Business and Professions 
Code Section 5412, as set forth below. These displays may be removed without 
compensation, as specified in California Business and Professions Code Section 5412.1 . 

(1) The display is located within an area shown as residential in an adopted community 
plan. 

(2) The display is located within an area zoned for residential use. 

(3) The display is not located within 660 feet from the edge of the right-of-way of an 
interstate or primary highway with its copy visible from the highway, nor is it placed or 
maintained beyond 660 feet from the edge of the right-of-way of an interstate or primary 
highway with the purpose of its message being read from the main traveled way. 

( 4) The display is not required to be removed because of an overlay zone or any other 
special zoning district whose primary purpose is the removal or control of signs. 

(5) The display is allowed to remain in existence for a period of 7 years after July 19, 1983, 
or the date upon which it becomes applicable to the display, and after giving notice of 
the removal requirement to the display owner and the owner of the underlying property. 

§ 127.0303 General Rules for Previously Conforming Advertising Display Signs 

(a) Any advertising display sign that was lawfully erected before July 19, 1983 is considered a 
previously conforming advertising display sign. 

(b) Any legally constructed advertising display sign located on a site is considered a separate 
business use of that site and conformance of the permitted use and of the advertising display 
sign shall be considered independently . 

(c) Maintenance, repair, rebuilding, or alteration of a previously conforming advertising display 
sign where the construction would be less than or equal to 50 percent of assessed value and 
would not expand beyond the existing structural envelope, is subject to review by the City 

Ch. Art. 
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Manager in accordance with Process One. The applicant shall submit plans showing 
existing and proposed site conditions. 

(d) Maintenance, repair, rebuilding, or alteration of a previously conforming advertising display 
sign where the construction would exceed 50 percent of the assessed value of the existing 
advertising display sign, but would not expand beyond the existing structural envelope, 
requires a Neighborhood Development Permit. 

(e) Any advertising display sign that is repaired or altered accordingto the provisions of Section 
127 .0303( c) or (d) shall retain its previously conforming status. 

§ 127.0304 Approval Criteria for a Neighborhood Development Permit for a Previously 
Conforming Advertising Display Sign 

(a) An application for a Neighborhood Development Permit for maintenance, repair, rebuilding, 
alteration, or improvement of an existing previously conforming advertising display sign 
may only be approved within the CC-5-2, IL-3-1, IL-2-1, or nt-2-1 zones. 

(b) An application for a Neighborhood Development Permit for maintenance, repair, rebuilding, 
alteration, or improvement to an existing previously conforming advertising display sign 
shall not be approved on a site or premises that is: 

(1) Located within the Coastal Overlay Zone; 

(2) Located within 660 feet when the display is visible from the edge of the right-of-way of 
a landscaped freeway as designated by the California Department of Transportation; 

(3) Located within 660 feet when the advertising display sign is visible from the edge of the 
right-of-way of a freeway or highway designated as a Scenic Highway or City Scenic 
Route as described by the Progress Guide and General Plan; 

( 4) Located within 200 feet of any premises zoned for residential purposes or contairting a 
school, church, or similar place of worship; a historical site or building; a cemetery or 
similar place of internment; a public or private park; or an outdoor recreational facility; 

( 5) Located within 500 feet of any other advertising display sign on the same side of the 
same street; 

(6) For purposes of (2) and (3) above, measurements shall be made from the edge of the 
right-of-way along a line perpendicular to the center line of the highway; and 

(7) For purposes of(4) and (S) above. measurements shall be made along the center line of 
the street from which the display is designed to be primarily viewed, from a line 
perpendicular to the center line of that street passing through the nearest edge of the 
existing sign or premises to a line perpendicular to the center line passing through the 
nearest edge of the sign as reconstructed. This section shall not be interpreted so as to 
require measurement on a radial basis. 

• 
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§ 127.0305 Structure Limitations on Advertising Display Sign 

Rebuilding of an advertising display sign shall comply with the following: 

(a) The sign face of a rebuilt advertising display sign shall be no larger than the sign face of the 
original advertising display sign. Flashing lights and rotating or revolving signs are not 
permitted; 

(b) A rebuilt advertising display sign shall not exceed 45 feet in height, measured to the top of 
the advertising display sign from the ground level or from the level of the roadbed from 
which the advertising display sign is designed to be viewed; 

(c) A rebuilt advertising display sign shall comply with all setback and yard requirements of the 
applicable zone; and 

(d) A rebuilt advertising display sign shall be mounted or built with no more than two 
supporting posts . 
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Article 8: Implementation Procedures For The california Environmental Quality 
Act and the State CEQA Guidelines 

Division 1 : General Procedures and Authorities for Implementation of the 
California Environmental Quality Act and the State Guidelines 

§ 128.01 01 Purpose of the Environmental Quality Implementation Procedures 

The purpose of these procedures is to implement the California Environmental Quality Act 
(CEQA) and the State CEQA Guidelines, and to provide additional specific procedures for 
accurate, objective, timely, and orderly evaluation disclosure of potential environmental effects of · 
proposed projects in the City. 

§ 128.0102 Incorporation of CEQA by Reference 

(a) CEQA and the State CEQA Guidelines, as applicable, are incorporated and made a part of 
this article as fully as though set forth herein, and all officers and employees of the City of 
San Diego are hereby authorized and directed to enforce and comply with each and every 
applicable provision of CEQA and the State CEQA Guidelines. 

(b) This article shall be applied in such manner as to afford the fullest consideration of 
environmental protection ofthe environment within the reasonable scope of the statutory 
language. 

§ 128.0103 Powers and Duties of the Development Services Director in Implementing 
Environmental Quality Procedures 

The Development Services Director shall be responsible for implementing this article. 

(a) The Development Services Director shall have the following powers as required for all 
projects or activities as defined by CEQA, whether proposed by private applicants, the City, 
or other public agencies: 

(1) To conduct environmental reviews including a determination of the information 
required to perform the review; 

(2) To issue administrative guidelines consistent with CEQA, the State CEQA Guidelines, 
current case law, and City Council policy; 

(3) To determine environmental significance based on applicable administrative guidelines; 

(4) To determine the type of environmental document required; 

(5) To prepare environmental documents as required by this article, CEQA, and the State 
CEQA Guidelines; 

(6) To implement any three-party agreement or memorandum of understanding used for 
preparation of an environmental document and to set standards to help ensure that only 
qualified environmental consultants prepare these documents; · 

(7) To ensure to the maximum extent possible, that before public review, all environmental 
documents incorporate the latest pertinent technical or scientific information and are 
factually accurate and consistent; and 

Ch. Art. 
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(8) To help ensure that applicants incorporate all required environmental mitigation . I 
measures or project alternatives as adopted by the decision makers to minimize, if not 
preclude, adverse impacts to the environment from the project, consistent with CEQA. 

(b) The Development Services Director shall establish and maintain that degree of independence 
in the performance of these functions and duties as will assure the City Council, the City 
Manager, the Planning Commission, and the people of the City of San Diego that the review 
and analysis of the environmental consequences of projects, are in accordance with CEQA, 
are independent and wholly objective, and are not prepared for the purpose of either 
supporting or detracting from any project, plan, or position, whether advanced by the City, 
any other governmental agency, or private interest 

§ 128.0104 Authority to Require Mitigation and Monitoring Programs . 
When the conditions of a project approval require mitigation and monitoring, the City Manager 
and the Development Services Director are responsible for promulgating mitigation and 
monitoring standards and guidelines for public and private projects consistent with the 
requirements of CEQA Section 21081.6. The Development Services Director or City Manager 
may require appropriate surety instruments or bonds from private project applicants to ensure the 
long term performance or implementation of required mitigation measures or programs. The City 
is authorized to recover its costs to offset the salary, overhead, and expenses for City personnel 
and programs to monitor qualifying projects. 

• 

• 
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Article 8: Implementation Procedures For The California Environmental Quality 
Act and the State CEQA Guidelines 

Division 2: Procedures for Determination of Exemption or Type of 
Environmental Document Required 

§ 128.0201 Purpose of Procedures for Determinations of Exemption or Type of Environmental 
Document Required 

The purpose of these procedures is to implement CEQA and the State CEQA Guidelines within 
the City of San Diego, to identify the types of actions that are exempt from environmental review, 
consistent with the requirements of CEQA and the State CEQA Guidelines, and for nonexempt 
actions, to provide procedures for determining the type of environmental document that is 
required. 

§ 128.0202 Actions That Require Compliance with CEQA 

§ 128.0203 

Except as otherwise provided, CEQA and this article shall apply to the following discretionary 
activities located within the City of San Diego: 

(a) Activities directly undertaken by the City such as construction of streets, bridges, or other 
public structures or adoption of plans and zoning regulations; 

(b) Activities financed in whole or in part by the City of San Diego; and 

(c) Private activities that require approval from the City of San Diego such as adoption and 
amendment of land use plans and the Local Coastal Program, zoning and rezoning actions, 
development agreements, subdivision activities, development and use permits, and variances. 

Actions Exempt from CEQA 

An action or activity may be exempt from CEQA if it meets any of the following conditions: 

(a) The activity is not a project as defmed in the State CEQA Guidelines, Section 15378; 

(b) The project has been granted an exemption by statute (State CEQA Guidelines, Article 18, 
commencing with Section 15260) or by categorical exemption (StateCEQA Guidelines, 
Article 19, commencing with Section 15300). 

( 1) CEQA exempts ministerial actions by statute. City approval decided in accordance with 
Process One is a ministerial action, including issuance of a construction permit. The 
following are construction permits: Building Permits, Plumbing Permits, Electrical 
Permits, Mechanical Permits, Grading Permits, Public Right-Of-Way Permits, 
Demolition Permits, Removal and Relocation Permits, and Sign Permits. 

(2) Activities within the City of San Diego that typcially are exempt by statute or 
categorical exemption from CEQA are provided in the CEQA Administrative 
Guidelines of the Land Development Manual. 

(c) The activity is covered by the general rule in the State CEQA Guidelines, Section 
15061(b)(3), that states that CEQA applies only to projects that have the potential for 
causing a significant effect on the environment. 
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§ 128.0204 Environmental Review for Extensions of Time 

An application for an extension of time to a previously approved development permit or other 
discretionary action is subject to environmental review. A previously certified environmental 
document may be reused in accordance with Section 128.0209. The extension of time shall be 
evaluated in accordance with State CEQA Guidelines, Sections 15162 through 15164 to 
determine the appropriate environmental document, if any, necessary to address the issues. An 
extension of time to a final subdivision map, authorized pursuant to the Subdivision Map Act, 
Section 66452.6(a), is a ministerial action and is exempt from the requirements of CEQ A. 

§ 128.0205 How to Apply for Environmental Review 

An application for a development permit made in accordance with Section 112.0102 also serves 
as the application for environmental review. A separate application for an Environmental Initial 
Study may be required for a discretionary action that does not require a development permit. 

§ 128.0206 Establishment and Collection of Fees or Deposits 

Fees and deposits may be charged for environmental review in accordance with Section 
112.0201. Any party proposing a project subject to the provisions of this article shall be required 
to submit the required fees or deposit in accordance with Section 112.0202. 

§ 128.0207 Review for Exemption from the Requirements of CEQA 

As part of the preliminary review of an activity proposed within the City of San Diego, the 
Development Services Director shall determine whether the proposed activity is exempt from 
CEQA as described in Section 128.0203 and in the State CEQA Guidelines, Section 15061. 

§ 128.0208 Determination of Type of Environmental Document 

(a) After an application for a discretionary permit or action is deemed complete, the 
Development Services Director shall take one of the following actions: 

(1) Determine that the project is exempt from CEQA as described in the State CEQA 
Guidelines, Section 15061; 

(2) Conduct an Environmental Initial Study to determine what type of environmental 
document will need to be prepared as described in the State CEQA Guidelines, Section 
15063; or 

(3) Omit the Environmental Initial Study and proceed directly to the preparation of an 
Environmental Impact Report (EIR) if it is clear that an EIR will be required for the 
project, consistent with the State CEQA Guidelines, Section 15060. 

(b) The following types of environmental documents may be required consistent with CEQA, 
depending on the specific circumstances: 

(1) A Negative Declaration; 

(2) A Mitigated Negative Declaration; 

• 
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(3) An Environmental Impact Report, including a Supplement; or 

(4) An Addendum to a previously certified environmental document. 

(c) The Development Services Director shall notify the applicant of the scope of the required 
environmental document and the additional information required, if any, in accordance with 
the State CEQA Guidelines, Section 15060. 

§ 128.0209 When a Previous Environmental Document May Be Used 

§ 128.0210 

(a) A previously certified EIR or Negative Declaration, including any supplement or addendum, 
may be used when changes in the project or circumstances have occurred, unless the 
Development Services Director determines that one or more of the situations identified in the 
State CEQA Guidelines, Section 15162, exist. 

(b) If a previously certified document is to be used, the Development Services Director shall 
provide the decision-making body with an explanatory cover letter stating that none of the 
conditions specified in the State CEQA Guidelines, Section 15162, exists. 

(c) An EIR prepared in connection with an earlier project may be used for a later project, if the 
circumstances of the projects are essentially the same and are consistent with the State 
CEQA Guidelines, Section 15153. 

When a National Environmental Policy Act (NEPA) Document or Joint Document 
MayBe Used 

(a) NEPA applies to projects that are carried out, financed, or approved in whole or in part by 
federal agencies. If a project will require compliance with both CEQA and NEP A, the 
Development Services Director should use the NEPA document rather than preparing a 
separate CEQA document if the following two conditions exist: 

(1) The NEP A document would be prepared before the CEQA document would otherwise 
be completed for the project; and 

(2) The NEPA document complies with the provisions of the State CEQA Guidelines. 
Because NEPA does not require separate discussion of mitigation measures or growth 
inducing impacts, these points of analysis would need to be added, supplemented, or 
identified before an Environmental Impact Statement (EIS) could be used as an EIR. 

(b) If the NEPA document would not be prepared by the federal agency by the time the City of 
San Diego would need to consider an environmental document consistent with this article, 
the Development Services Director should try to prepare a combined NEP A-ll CEQA 
document. Preparation of this joint environmental document shall involve the federal agency 
to avoid the need for the federal agency to prepare a separate document for the same project. 
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Article 8: Implementation Procedures for the California Environmental Quality Act 
and the State CEQA Guidelines 

Division 3: Procedures for Preparation and Review of Environmental Documents 
and Completion of the Environmental Review Process 

§ 128.0301 Purpose of Procedures for Preparation and Review of Environmental Documents 
and Completion of the Environmental Review Process 

The purpose of these procedures is to implement CEQA and the State CEQA Guidelines for the 
adequate, independent, and timely preparation and review of environmental documents and 
completion of the environmental review process. 

§ 128.0302 Time Limits for Preparation of Environmental Documents 

§ 128.0303 

(a) In accordance with CEQA, Section 21151.5, completion and certification of a Negative 
Declaration shall not exceed 180 calendar days from the date the application for proposed 
development is deemed complete. Completion and certification of an EIR shall not exceed 
one year from the date the application is deemed complete. 

(b) These time limits for document preparation and review are contingent upon the project 
applicant's actions and shall be in conformance with the provisions of the Permit 
Streamlining Act, Government Code Section 65920, et. seq., except that time limits inay be 
suspended as provided in the State CEQA Guidelines, Section 15109 . 

(c) The one year time limit set forth in (a) above may be extended once for a period of not more 
than 90 days upon consent of the Development Services Director and the applicant. 

Who May Prepare an Environmental Document for the City 

(a) The Development Services Director shall be responsible for preparation of environmental 
documents required by this article. The Development Services Director is authorized to 
retain consultants to implement the provisions of this section and expend funds collected in 
accordance with Section 128.0206 for this purpose. 

(b) The Development Services Director may choose one or more of the following alternatives for 
preparing a draft environmental document: 

(1) Have City staff prepare the draft environmental document; 

(2) Contract with another entity, public or private, to prepare the draft environmental 
document; 

(3) Execute a three-party agreement or memorandum of understanding with the applicant 
and an independent environmental consultant to govern the preparation of a draft 
environmental document by the independent environmental consultant based on a scope 
of work prepared by the Development Services Director; or 

( 4) Allow a draft environmental document to be prepared by an environmental consultant 
retained by the applicant based on a scope of work prepared by the Development 
Services Director . 

(c) An environmental document prepared in accordance with this section shall be subject to the 
requirements for independent review and analysis set forth in Section 128.0103(b) and shall 
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not be released for public review until the Development Services Director determines that 
the document is adequate. 

(d) The Development Services Director shall review and consider for inclusion in an 
environmental document any information regarding the project submitted by any person. 

§ 128.0304 Notice of Preparation of an Environmental Impact Report 

After the Development Services Director has determined that an EIR is required for a project, the 
Development Services Director shall send to each Responsible A,gency, each Federal Agency 
involved in approving or funding the project, and each Trustee Agency responsible for natural 
resources affected by the project a Notice of Preparation stating that an EIR will be prepared. The 
contents, distribution, and procedures for the Notice of Preparation shall be consistent with the 
State CEQA Guidelines, Section 15082. 

§ 128.0305 Public Notice of Draft Environmental Documents 

(a) Notice of Availability of a Draft Environmental Document. When a draft environmental 
document has been prepared and is available for public review and comment, the City 
Manager shall prepare and distribute a Notice of Availability. 

(1) Content. The Notice of Availability of a draft environmental document shall include 
the following information: 

(A) A brief description of the proposed development and its location; 

(B) The address at which copies of the draft environmental document will be available 
for public review; 

(C) The dates of the public review period; and 

(D) The address to which written comments may be sent. 

(2) Distribution. The City Manager shall distribute the notice as follows: 

(A) By publishing the Notice of Availability one time in a newspaper of general daily 
circulation; 

(B) By sending copies of the Notice of Availability to all organizations and individuals 
who have previously requested the notice; 

(C) By sending a copy of the Notice of Availability to the officially recognized 
community planning group that represents the planning area where the proposed 
development is located; and 

(D) By sending a copy of the Notice of Availability to the public library serving the 
area involved. 

(3) Community Newspaper Notification. The City Manager may send a copy of the Notice 
of Availability to a community newspaper within the community planning area where 
the proposed development is located. 

(b) In addition, as soon as a draft EIR is completed, a Notice of Completion must be filed with 
the State Office of Planning and Research consistent with the State CEQA Guidelines, 

• 
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=---~~=-~~~~~~~~~~----~------~~~-=~~----~--§ 128.0306 Required Time Periods for Public Review and Comment of Draft Environmental 

§ 128.0307 

§ 128.0308 

Documents 

Other public agencies and members of the public shall have the following time periods to review 
and comment on draft environmental documents: 

(a) Negative Declarations, Mitigated Negative Declarations, and Environmental Impact Reports 

The public review period shall be consistent with that established by CEQA and the State 
CEQA Guidelines. 

(b) Addenda 

All addenda for environmental documents certified more than 3 years before the date of 
application shall be distributed for public review for 14 calendar days along with the 
previously certified environmental document. However, this review period for the addenda 
shall not extend the time for action beyond that required under law, and the failure to allow 
review of addenda, or allow sufficient time to review addenda, shall not invalidate any 
discretionary approval based upon an addendum under review. 

Requests for Additional Public Review Time on the Draft Environmental Document 

The Development Services Director may approve a request from the affected officially recognized 
community planning group or interested party if there is no officially recognized community 
planning group for an additional review period not to exceed 14 calendar days. The additional 
time for review shall not extend the time for action beyond that required under law. The failure to 
allow additional time for review shall not invalidate any discretionary approval based upon the 
document for which the additional review time was requested. 

Responses to Comments on the Draft Environmental Documents 

The Development Services Director shall prepare, or supervise preparation of, written responses 
to letters of comment received during the public review period for all environmental documents. 
Both the letters of comment and the responses shall be attached to the final environmental 
document. 

§ 128.0309 Recirculation of a Draft Environmental Document 

When significant new information is added to an environmental document after notice is given of 
the availability of the document for public review but before it is certified, the Development 
Services Director shall recirculate the draft environmental document consistent with the State 
CEQA Guidelines, Section 15088.5. 

§ 128.0310 Final Environmental Document Preparation, Distribution and Public Review 

A final environmental document consisting of all information required by CEQA and the State 
CEQA Guidelines and any other information the Development Services Director may add shall be 
prepared and distributed for review. 

(a) Final Environmental Document Distribution 
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Article 9: Construction Permits 

Division 1: General Construction Permit Authority and. Procedures 

§ 129.0101 Purpose of Construction Review Procedures 

The purpose of these procedures is to establish a review process for construction plans before 
construction, demolition, or installation and for inspection of construction work before use or 
occupancy. The intent is to determine compliance with applicable codes and other regulations to 
safeguard public health, safety, and welfare. 

§ 129.0102 When Construction Permit Procedures Apply 

The following permits require construction review, and the procedures for construction permits 
apply to these permits unless stated otherwise in this article: Building Permits, Electrical Permits, 
Plumbing or Mechanical Permits, Demolition/Removal Permits, Grading Permits, public right-of
way Permits, and Sign Permits. 

§ 129.0103 Interpretation of Differing Regulations 

Where different sections of the Building, Electrical, Plumbing, and Mechanical Regulations may 
specify different materials, methods of construction, or other requirements, the most restrictive 
shall govern. Where there is a conflict between a general requirement and a specific requirement, 
the specific requirement shall apply. 

• § 129.0104 Construction Permit Authorities 

• 

(a) The powers and duties of the Building Official are as follows: 

(1) To administer and enforce the Building, Electrical, Plumbing, and Mechanical 
Regulations. 

(2) To review applications for Building Permits, Electrical Permits, Plumbing Permits, and 
Mechanical Permits including plans, specifications, and other data. 

(3) To determine if proposed work is in compliance with the Building, Electrical, 
Plumbing, and Mechanical Regulations and other applicable provisions of the 
Municipal Code and to make the decision to approve and issue the appropriate 
construction permit. 

(4) To make interpretations of the Building, Electrical, Plumbing, and Mechanical 
Regulations. The interpretations, rules, and regulations shall be in conformance with the 
intent and purposes of the Building, Electrical, Plumbing, and Mechanical Regulations. 

(5) To grant modifications for individual cases when there are practical difficulties involved 
in carrying out the provisions of the Building, Electrical, Plumbing, or Mechanical 
Regulations. · The Building Official shall first find that a special individual reason 
makes the strict application of the Building, Electrical, Plumbing, or Mechanical 
Regulations impractical, that the modification is in conformance with the purpose and 
intent of the Building, Electrical, Plumbing, or Mechanical Regulations, and that the 
modification does not lessen any fire protection requirements or any degree of structural 
integrity. The details of any action granting modification shall be recorded and entered 
in the project file. 

Ch. An. Div. 
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(6) To adopt policies and regulations reasonably necessary to clarifY the application of the 
Building, Electrical, Plumbing, and Mechanical Regulations. The policies and 
regulations shall be in confonnance with the purpose and intent of these regulations. 

(7) To request an interpretation of any provisions of this article or Chapter 14, Articles 5, 6, 
and 7, or the suitability of alternate materials and types of construction from the Board 
of Building Appeals and Advisors. 

(8) To keep complete records of all permits issued, inspections and reinspections made, and 
other official work performed in accordance with the provisions of the Land 
Development Code. 

(9) To require the recordation of documents with the County Recorder as necessary to 
effectively enforce the requirements of the Land Development Code. 

( 1 0) To request and receive the assistance and cooperation of other City officials in carrying 
out these duties. 

(11) To require plans, computations, and specifications to be prepared and designed by an 
engineer or architect licensed by the State of California, even if not required by state 
law. 

(b) The powers and duties of the City Engirieer with respect to construction permits are as 
follows: 

(1) To administer and enforce the applicable provision of the Land Development Code and • 
Municipal Code Chapter 6, Article 2 ( Public Rights-of-Way and Improvements). 

(2) To review applications for Grading Permits, Public Improvement Permits, 
Encroachment Permits, and Traffic Control Permits including plans, specifications, and 
other data to determine if an application is in compliance with the Municipal Code, 
adopted City standards, and engineering standards of practice. 

(3) To inspect construction activity including public improvements, grading, 
encroachments, and traffic control in the public rights-of-way to determine if the 
construction activity is in compliance with the issued permit, the Municipal Code, and 
adopted City standards. 

(4) To make interpretations of the applicable provisions of the Land Development Code. 
The interpretations shall be in conformance with the purpose and intent of the Land 
Development Code. 

(5) To grant modifications for individual cases when there are practical difficulties involved 
in carrying out the applicable provisions of the Municipal Code. The City Engineer 
shall first find that a special individual reason makes the strict application of the Land 
Development Code impractical, that the modification is in conformance with the 
purpose and intent of the Municipal Code, and that the modification does not lessen any 
fire protection requirements or any degree of public safety. The details of any action 
granting modification shall be recorded and entered in the project files. 

( 6) To adopt policies and regulations reasonably necessary to clarifY the application of the 
applicable provisions of the Land Development Code. The policies and regulations 
shall be in conformity with the purposes and intent of the Land Development Code. 
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(7) To request an interpretation of any provisions of this article or the suitability of alternate 
materials and types of construction from the Board of Engineering Appeals and 
Advisors. 

(8) To require the recordation of documents with the County Recorder as necessary to 
effectively enforce the applicable provisions of the Land Development Code. 

(9) To request and receive the assistance and cooperation of other City officials in carrying 
out these duties. 

(1 0) To inspect any property within the City of San Diego to determine compliance with the 
applicable provisions of the Land Development Code. 

(11) To require plans, computations, and specifications to be prepared and designed by a an 
engineer or architect licensed by the State of California, even if not so required by state 
law. 

§ 129.0105 How to Apply for Construction Permit Review 

(a) An applicant for a construction permit shall submit an application for one or more permits, 
as required, in accordance with Section 112.0102. 

(b) If a proposed development requires one or more development permits, the required 
development permits must be issued before an application is submitted for a construction 
permit except as provided in Section 129.0105(c) . 

(c) The Building Official may waive the requirement that all development permits be issued 
before an application for a construction permit is accepted, if the Building Official 
determines that the development permit issues will not affect the construction permit review. 

(d) The Building Official may waive submittal requirements for plans, specifications, designs, or 
computations; requirements for construction inspection; or other data if the Building Official 
determines that, because of the nature of the proposed work, review of plans or other 
submittal materials is not required to determine compliance with the Building, Electrical, 
Plumbing, or Mechanical Regulations. 

§ 129.01 06 Fees for Construction Permits 

A fee for each construction permit application shall be paid at the time of application. The full 
construction permit fees shall be based on the reasonable cost of application, plan review, 
inspections, and other services as required for permit approval. The fees shall be paid in 
accordance with the schedule of fees established by resolution of the City Council and filed in the 
office of the City Clerk. 

§ 129.0107 Decision Process for Construction Permits 

A decision on an application for a construction permit shall be made in accordance with Process 
One. The type of permit and the decision maker are described in Chapter 12, Article 9, Divisions 
1 through 8. 

Ch. Art. 
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§ 129.0108 Issuance of a Construction Permit 

After all required approvals, including any required development permits, have been obtained and 
all required fees have been paid, the Building Official may issue a construction permit. 
Construction shall not begin until the required permits have been issued. 

§ 129.0109 Use of Alternate Materials, Design, or Construction Methods 

(a) The provisions of the Building, Electrical, Plumbing, or Mechanical Regulations are not 
intended to prevent the use of any alternate material, design, or construction method not 
specifically prescribed by the Building, Electrical, Plumbing, or Mechanical Regulations, 
provided the Building Official approves of their use. 

(b) The Building Official may approve use of any alternate material, design, or construction 
method if the Building Official determines the following: 

(1) That the proposed alternate material, design, or construction method would comply with 
the Building, Electrical, Plumbing, or Mechanical Regulations; 

(2) That the proposed alternate material, design, or construction method is at least 
equivalent to the standards prescribed in the applicable regulation in terms of suitability, 
quality, strength, effectiveness, fire resistance, durability, safety, and sanitation; and 

(3) That sufficient evidence has been submitted to substantiate any claims that may be 
made regarding the use of any proposed alternate material, design, or construction 
method. 

(c) The details of any action granting approval of an alternate material, design, or construction 
method shall be entered into the file for that individual permit and a record of the action shall 
be maintained in accordance with the procedures established by the City Manager. 

§ 129.0110 Testing of Materials, Designs, or Construction Methods 

(a) Whenever the Building Official determines that the evidence submitted is insufficient to 
establish compliance with the applicable provisions of the Building, Electrical, Plumbing, or 
Mechanical Regulations, the Building Official may require tests to prove compliance. These 
tests shall be made at no expense to the City. 

(b) Test methods shall be as specified by the applicable provisions of the Building; Electrical, 
Plumbing, or Mechanical Regulations or by other recognized test standards. If there are no 
recognized and accepted test methods for the proposed alternate, the Building Official shall 
determine test procedures. 

(c) All tests shall be made by an agency approved by the City. Reports of such tests shall be 
retained by the Building Official for the period required for the retention of public records. 

§ 129.0111 General Rules for Construction Permit Inspections 

All work for which a construction permit is issued shall be subject to inspection by the Building 
Official. Required inspections shall be performed in accordance with the inspection procedures 
established by the City Manager, except as may be exempted by the Land Development Code. 
Inspections that may be required are listed in the Land Development Manual. 
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(a) The permittee shall be informed of the inspections and the sequence of inspections required 
for the construction permit. 

(b) No work shall be done beyond the point indicated in each successive inspection without first 
obtaining the approval of the Building Official. 

(c) No portion of any construction work shall be concealed until inspected and approved. 

(d) After making the requested inspections, the Building Official shall either indicate that the · 
inspected portion of the construction is satisfactory as completed or shall notify the permittee 
or an agent of the permittee that the inspected portion fails to comply with the Building, 
Electrical, Plumbing, or Mechanical Regulations or with other applicable regulations of the 
Municipal Code. 

(e) Any portions of work that do not comply with requirements shall be corrected and such 
portion shall not be covered or concealed until inspected and authorized by the Building 
Official. 

(f) A survey of the lot may be required to verify that the structure is located in accordance with 
the approved plans. 

(g) A fmal inspection, with approval of all structures and installations, is required before 
occupancy and use, unless specifically excepted. If grading is involved, final in~tion 
shall be after finish grading. 

§ 129.0112 Responsibilities of Permittee or Authorized Agent Regarding Inspections 

(a) Requesting an Inspection. It shall be the responsibility of the permittee or the person doing 
the work authorized by a construction permit to notify the Building Official when work is 
ready for inspection. The request shall be in accordance with procedures established by the 
City Manager. The Building Official may require that every request for inspection be filed at 
least one business day before the inspection is desired. 

(b) Providing Access for Inspections. The person requesting any inspection required by the 
Building, Electrical, Plumbing, or Mechanical Regulations or the Land Development Code 
shall be responsible for providing access to, and means for inspection of, the work to be 
inspected. Neither the Building Official nor the City shall be liable for expense entailed in 
the removal or replacement of any material required to allow inspection. 

(c) Reinspection. A fee may be assessed for reinspection if the inspected work is determined to 
be incomplete. If reinspection fees have been assessed on a site, no additional inspection of 
the work will be performed until the required fees have been paid. 

(d) Maintaining Inspection Record Card. Before beginning any permitted work the permit 
holder shall post an inspection record card on the site or the card shall be otherwise 
conveniently accessible to the Building Official or City Engineer. The card shall be kept 
accessible by the permit holder until final approval has been granted by the Building Official 
or City Engineer. 

§ 129.0113 When a Certificate of Occupancy Is Required 

(a) No structure shall be used or occupied, and no change in the existing occupancy 
classification of a structure or portion of a structure shall be made until the Building Official 
has issued a certificate of occupancy approving that use or occupancy, except that existing 
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Group R, Division 3 and Group U Occupancies do not require a Certificate of Occupancy. 

(b) · Changes in the character or use of a building shall not be made except as specified in the 
Uniform Building Code Section 3405. 

§ 129.0114 Issuance of a CertHicate of Occupancy 

The Building Official shall inspect the structure and if the Building Official finds no violations of 
the Land Development Code or other regulations that are enforced by the City's designated Code 
Enforcement Officials, the Building Official shall issue a Certificate of Occupancy. All work for 
which a Building Permit was issued must be complete and have had a final inspection before 
issuance of a Certificate of Occupancy, except in accordance with Section 129.0115. The 
Certificate of Occupancy must be signed by the Building Official. 

§ 129.0115 Issuance of a Temporary Certificate of Occupancy 

If the Building Official fmds that no substantial hazard will result from occupancy of any 
structure or portion of a structure before all work is completed, a temporary certificate of 
occupancy may be issued for the use of a structure, or portion of a structure before the 
completion of the entire structure. A Certificate of Occupancy is required upon completion of the 
remainder of the work. 

§ 129.0116 Posting of Certificate of Occupancy 

The Certificate of Occupancy shall be posted in a conspicuous place on the premises and shall not 
be removed except by the Building Official. 

§ 129.0117 Temporary Construction Permit 

The Building Official may issue a temporary construction permit in any zone for the construction 
of storage yards or temporary construction project offices. If a development permit has been 
issued for the site, the temporary construction permit shall be reviewed to determine that the 
proposed temporary construction is in accordance with the conditions of the development permit. 
The temporary uses may be allowed for a period not to exceed 9 months. 

§ 129.0118 Suspension or Revocation-of a Certificate of Occupancy 

The Building Official may suspend or revoke a Certificate of Occupancy if the certificate was 
issued in error, or on the basis of incorrect information, or if the Building Official determines that 
the structure or a portion of the structure is in violation of any ordinance, regulation, or provision 
of the Municipal Code. 

§ 129.0119 Bond Required for Construction Permit for Grading or Public Improvements 

Ch. 
i 12 

(a) Persons performing work under Public Right-of-Way or Grading Permits issued in 
accordance with this article shall furnish a bond in accordance with the following provisions: 

(1) The bond shall be issued by a surety company authorized to do business in the State of 
California and shall be approved by the City. The bond shall be in favor of the City of 
San Diego and shall be conditioned upon the completion, free of liens, of the work 
authorized by the permit in accordance with the requirements of this article and the 
conditions prescribed by the permit. The bond shall be conditioned upon the surety 
company completing the required work or in employing a contractor to complete the 

• 
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work. 

(2) Whenever the City Manager finds that a default has occurred in the performance of any 
term or condition of work authorized by a pennit, the department shall give written 
notice of the default to the principal and surety of the bond. The notice shall state the 
work remaining to be done and the estimated cost of completion of the work. After 
receipt of the notice, the principal or the surety must, within 21 calendar days, notifY the 
City of its intent to complete the construction or, within 35 calendar days, deposit with 
the City Manager an estimate of the completion cost plus an additional sum equal to 25 
percent of the cost, not to exceed the amount of the required bond. 

(3) If the principal or surety deposits the estimated cost plus 25 percent as set forth in the 
notice, the City Manager shall cause the required work to be completed. The 
unexpended money shall be returned to the depositor at the completion of the work, 
together with an itemized accounting of the cost. The principal and surety shall hold 
the City harmless from any liability in connection with the work so performed by the 
City or contractor employed by the City. The City shall not be liable in connection 
with the work other than for the expenditure of the money. 

(4) If the principal or surety fails to deposit the estimated cost plus 25 percent with the City, 
the City Manager may cause the required work to be completed. The principal and the 
surety shall be liable for the cost of completing all necessary work including all 
administrative costs, and overhead incurred by the City to complete the work and collect 
the costs. The City shall reserve the right to accept bonds from the surety companies as 
related to the future project. 

(5) If the principal or surety issues a notice of cancellation, the notice of cancellation shall 
be sent to the City Manager with sufficient information describing the project, pennit 
type, permit number, date issued. and purpose of the pennit. 

( 6) The amount of the bond covering a specific project shall be approved by the City 
Manager based on the amount of the estimate of the cost of work and the following 
schedule: 

(A) Appurtenances: 100 percent of the estimated cost of private drainage structures or 
other grading appurtenances; 

(B) Revegetation: 50 percent of the estimated cost of revegetation and irrigation 
systems; 

(C) Grading: 100 percent of the estimated cost up to $5,000 and $5,000 plus 50 
percent of the estimated cost above $5,000 and up to $50,000; 

(D) Public Improvements: 110 percent of the estimated cost of public improvements 
and structures; 

(E) Encroachments: 110 percent of the estimated cost of repair and restoration of the 
public right-of way to its original condition. 

(b) The permittee may utilize an annual and continuing bond for more than one pennit provided 
the total amount of the bond exceeds the aggregate bond amount of the pennits outstanding. 
Annual and continuing bonds shall contain a clause providing the City Manager with 30 
calendar days notice before cancellation. 
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In lieu of a bond, the permittee may post a cash deposit, or other security acceptable to the 
City Manager, with the City Treasurer in an amount equal to the required bond. In the event 
of a default, the notice of the default as provided above shall be given to the principal and if 
the default is not corrected within the time specified, the City Manager shall proceed without 
delay and without further notice of proceeding to use the cash deposit or other security or 
any portion of the deposit or security to complete the required work. The balance, if any, of 
the cash deposit shall, upon completion of the work, be returned to the applicant after 
deducting the cost of the work. 

(d) No bond, under the provisions of this article, shall be required from the State of California, 
its political subdivisions, or any governmental agency. 

(e) Permits issued directly to a contractor pursuant to an approved application by the State of 
California, any of its political subdivisions, or any governmental agency shall require a bond 
unless proof is submitted that the work is covered by a bond inuring to the benefit of the 
state or agency. 

(f) The City Manager may waive the requirement for a bond, as established in the Land 
Development Manual. 
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Article 9: Construction Permits 

Division 2: Building Permit Procedures 

§ 129.0201 Purpose of Building Permit Procedures 

The purpose of these procedures is to establish the process for review of Building Pennit 
applications for compliance with the minimum standards necessary to safeguard life or limb, 
public health, property, and welfare. The intent of these procedures is to review the proposed 
design, construction methods, and type and quality of materials used for new construction or for 
construction involving existing structures. 

§ 129.0202 When a Building Permit Is Required 

(a) No structure regulated by the Land Development Code shall be erected, constructed, 
enlarged, altered, repaired, improved, converted, permanently relocated or partially 
demolished unless a separate Building Permit for each structure has first been obtained from 
the Building Official, except as exempted in Sections 129.0202(b) and 129.0203. 

(b) Separate Building Permits are not required for a dwelling and associated accessory 
structures located on the same property and described in the Building Permit application, 
plot plan, and other drawings. 

(c) The placement of factory-built housing, meaning one or more factory-assembled components 
comprising a single structure suitable for human occupancy that is brought to the job site for 
connection to a foundation, requires a Building Permit in accordance with this division. 

§ 129.0203 Exemptions from a Building Permit 

(a) A Building Permit is not required for the following structures and activities. 

(1) One-story detached accessory buildings used as tool and storage sheds, playhouses, or 
similar uses provided the projected roof area is 120 square feet or less. 

(2) Fences that are 6 feet in height or less. 

(3) Oil derricks. 

( 4) Cases, counters, and partitions that are 69 inches high or less. 

( 5) Retaining walls that are 3 feet in height or less, measured from the top of the footing to 
the top of the wall unless supporting a surcharge or impounding flammable liquids. 

(6) Water tanks supported directly upon grade if the capacity does not exceed 5,000 gallons 
and the ratio of height to diameter or width does not exceed two to one. 

(7) Platforms, walks, and driveways that are 30 inches or less above grade and not over any 
basement or story. 

(8) Painting, papering, and similar finish work. 

(9) Temporary motion picture, television, and theater stage sets and scenery. 
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(1 0) Window awnings supported by an exterior wall of Group R, Division 3, and Group M 
Occupancies when they do not project more than 54 inches. 

(11) Prefabricated swimming pools accessory to a Group R, Division 3 Occupancy in which 
the pool walls are entirely above the adjacent grade and the capacity does not exceed 
5,000 gallons. 

(12) Patio cover stroctures attached to or detached from single dwelling units in theRE, RS, 
and RX zones in the following circumstances, except in the appealable area of the 
Coastal Overlay Zone or in Planned Developments: 

(A) The patio cover structure has 300 square feet or less of projected roof area. 

(B) The patio cover structure does not encroach into any yard. 

(C) The patio cover structure is 12 feet or less above grade. 

(13) Antennas supported on the roof. 

(14) Awnings projecting horizontally out to 6 feet or less and attached to the exterior walls of 
buildings of Group R, Division 3 or Group U, Division 1 Occupancies. 

(15) Electrolier standards, flag poles, and antennas that are 30 feet or less in height above 
finish grade when fully extended. 

(I 6) Exterior walking decks that are supported on grade and extend 30 inches or less above 
grade and are accessory to buildings of Group R Division 3 (dwellings) and Group U, 
Division 1 (residential accessory structures) Occupancies. 

(17) Renewal of roof coverings on any buildings. 

(18) Repairs that involve only the replacement of components or existing work with similar 
materials for the purpose of maintenance, that do not have an aggregate valuation of 
over $1,000.00, and that do not affect any electrical or mechanical installations. Repairs 
exempt from permit requirements shall not include any addition, change, or 
modification in construction, exit facilities, or permanent fixtures or equipment. The 
following repairs are exempt from permit requirements without limit to valuation: 

(A) Painting and decorating; 

(B) Installation of floor covering; 

(C) Cabinet work; and 

(D) Outside paving. 

(19) Hospital buildings as defined in California Health and Safety Code, Section 15026. 

(20) Specific structures as detennined by the Building Official for a particular and justifiable 
reason. 

(b) The exemptions in Section 129.0203(a) are not exemptions from the electrical, plumbing, 
and mechanical permit requirements. Unless the proposed work is exempt under another 
section of the Land Development Code, separate electrical, plumbing, and mechanical 
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permits may be required. 

(c) The exemptions in Section 129.0203(a) do not apply to alterations, repairs, or improvements 
of historical resources as described in Section 143.0220. 

(d) Exemption from the permit requirements of the Building Regulations does not authorize any 
work to be done in any manner in violation of the provisions of the Building Regulations or 
any other applicable local or state regulations. 

§ 129.0204 How to Apply for a Building Permit 

(a) An application for a Building Permit shall be submitted in accordance with Sections 
112.0102 and 129.0105. 

(b) Every application shall include the following information: 

(1) A description of the work for which the application is submitted; 

(2) A legal description and a street address or similar description that will definitively 
locate the proposed building or work; 

(3) An indication of the proposed·use or occupancy; 

(4) The valuation for any addition, improvement, or alteration to an existing structure or the 
valuation of any new structure proposed. 

(c) Submittal documents including plans, specifications, diagrams and computations, inspection 
requirements, and other data may be required. The submittal documents for an application 
shall be in accordance with the requirements of the Land Development Manual. 

(d) Plans and specifications shall be drawn to scale and shall be of sufficient clarity to indicate 
the location, nature, and extent of the work proposed and to show in detail that it will comply 
with the provisions of the Building Regulations and all applicable laws, ordinances, rules, 
and regulations. 

(e) An application for permanent relocation of a structure on a new site shall include a request 
for a pre-relocation examination, unless the structure is to be placed at a storage site that is 
an approved use as a storage site in accordance with the Land Development Code. 

§ 129.0205 Deferred Submittals of Required Building Permit Application Materials 

Before issuing a Building Permit, the Building Official may allow deferral of submittal 
documents relating to a specific portion of the design. The Building Official shall specifY a 
maximum time period for submittal of the deferred documents. The Building Permit for the non
deferred portions may be issued and construction may start on the non-deferred portions of the 
work, before the deferred submittals are submitted. The deferred submittal items shall not be 
installed until their design and submittal documents have been approved by the Building Official. 

§ 129.0206 Who May Prepare Plans for Building Permits 

If plans. or other material submitted are not prepared by an architect or engineer licensed by the 
State of California, the Building Official may require the applicant to demonstrate that state law 
does not require the material to be prepared by a licensed architect or engineer. The Building 
Official may require plans, computations, and specifications to be prepared by an architect or 
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engineer licensed by the State of California, in circumstances where preparation by a licensed 
professional is not required by state law. 

§ 129.0207 Designation of Architect or Engineer of Record on Plans 

When state law requires that documents be prepared by an architect or engineer licensed by the 
State of California, the architect or engineer of record shall be designated on the plans in the 
manner required by state law. 

§ 129.0208 Coordination Responsibilities of Architect or Engineer of Record 

(a) The architect or engineer of record shall be responsible for reviewing and coordinating all 
submittal documents prepared by others for compatibility with the design of the building. 

(b) If deferred submittals are requested and approved, the architect or engineer of record shall 
list the deferred submittals on the plans. The architect or engineer of record shall be 
responsible for reviewing and coordinating deferred submittals and for forwarding them to 
the Building Official with a notation indicating that the deferred submittal documents have 
been reviewed and that they have been found to be in general conformance with the design 
of the building. 

§ 129.0209 Change of Architect or Engineer of Record 

If the circumstances require and in accordance with state law, the applicant or permittee may 
designate a substitute architect or engineer of record licensed by the State of California who shall 
perform all of the duties required of the original architect or engineer of record. The Building 
Official shall be notified in writing by the applicant or permittee if the architect or engineer of 
record is changed or is unable to continue to perform the duties. 

§ 129.0210 Plan Review Procedures 

The application, plans, specifications, and other data filed by an applicant for a Building Permit 
shall be reviewed by the Building Official. The plans may be reviewed by other departments of 
the City to verify compliance with any othei: applicable provisions of the Municipal Code. 

§ 129.0211 Closing of Building Permit Application 

If 360 calendar days have elapsed since the date of submittal of a Building Permit application and 
the applicant has not requested that a Building Permit be issued, the application file shall be 
closed. Plans and other data submitted for review may be returned to the applicant or destroyed 
by the Building Official. To reapply, the applicant shall submit a new Building Permit 
application with required submittal materials and shall be subject to all applicable fees and 
regulations in effect on the date the new application is filed. 

§ 129.0212 Decision Process for a Building Permit 

A decision on an application for a Building Permit shall be made by the Building Official in 
accordance with Process One. The Building Permit shall be approved if the Building Official 
finds that the work described in the permit application, plans, specifications, and other data 
comply with the requirements ofthe Building Regulations, other applicable laws and ordinances, 
and any applicable development permit. 
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§ 129.0213 Issuance of a Building Permit 

(a) The Building Permit may be issued after all approvals have been obtained and the required 
fees have been paid. In addition to plan check approvals, other documentation may be 
required before the permit is issued, in conformance with the requirements of the Land 
Development Code or the laws or requirements of other applicable local, state, or federal 
jurisdictions. 

(b) A Building Permit shall not be issued for a development that requires a development permit 
until the development permit has been issued. 

(c) Any security required by the Land Development Code. for relocation of a structure shall be 
deposited with the City before the Building Permit is issued. 

(d) If a pre-relocation examination finds that a residential structure is substandard, no Building 
Permit shall be issued until the plans are revised to include additional work that will 
eliminate the substandard condition. 

§ 129.0214 Requirements for Approved Plans 

(a) Plans and specifications that are approved as part of the application for a Building Permit 
shall be signed and stamped "APPROVED" by the Building Official and shall be filed as an 
attachment to the Building Permit. Approved plans and specifications shall not be changed, 
modified, or altered without authorization of the Building Official. 

(b) One set of the approved plans and specifications shall be returned to the applicant and that 
set shall be kept on the site of the structure or work at all times during which the work 
authorized by those plans is in progress. 

(c) One set of the approved plans, specifications, and computations shall be retained by the 
Building Official for at least 90 calendar days from date of completion of the work 
authorized by those plans. 

§ 129.0215 Issuance of a Building Permit for a Part of a Structure 

The Building Official may issue a permit, and work may begin, for the construction of part of a 
structure before the plans and specifications for the entire structure have been submitted or 
approved, if adequate information and detailed statements have been submitted complying with 
all applicable requirements of the Building Code. As a condition of issuance, the permittee shall 
agree that he or she proceeds at his or her own risk without assurance that the Building Permit for 
the entire structure will be issued. The partial construction shall comply with the Building 
Regulations and any other regulation in effect on the date the complete permit application is 
submitted to, and is accepted by, the Development Services Director. 

§ 129.0216 Initial Utilization of a Building Permit 

A Building Permit shall become void if the work authorized by the permit has not begun within 
180 calendar days of the date of permit issuance. 
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§ 129.0217 Maintaining Utilization of a Building Permit 

A Building Permit shall become void if at any time after the work is begun, the ·structure or work 
authorized by the Building Permit is suspended or abandoned for a continuous period of 180 
calendar days. 

§ 129.0218 Expiration of a Building Permit 

(a) A Building Permit shall expire by limitation and become void 24 months after the date of 
permit issuance, unless an exception is granted in accordance with Section 129.0218(b). 

(b) When the permit is issued, the Building Offici81 may approve an expiration date exceeding 
24 months if the permittee can demonstrate that the complexity or size of the project makes 
completion of the project within 24 months unreasonable. The expiration date for the 
Building Permit shall be specified on the permit. 

(c) If the building or work authorized by a Building Permit has not received final inspection 
approval by the permit expiration date, all work shall stop until a new permit is issued. 

§ 129.0219 Extension of Time for a Building PermH 

(a) Except for relocation of structures, a permittee may submit an application for an extension of 
time before the expiration date of the Building Permit The Building Official may extend the 
Building Permit one time, for a period not exceeding 180 calendar days, if the Building 
Official determines that circumstances beyond the control of the permittee prevented • 
completion of the work. • 

(b) If an application for an extension of time has been filed before expiration and in accordance 
with this section, the existing Building Permit shall automatically be extended until the 
Building Official has made a decision on the application for an extension. 

(c) If the Building Permit has expired before an application is submitted for an extension of 
time, no extension shall be granted. If the previous permittee or any other applicant wants to 
proceed with the same development, a new application is required and the application is 
treated in all respects as a new application. 

(d) If an extension of time has been previously approved in accordance with Section 
129.0219(a), the Building Official may extend the expiration of the Building Permit one 
additional time if the Building Official finds the following: 

(1) There has not been a significant change in the regulations applicable to the site since the 
date the permit was issued; 

(2) The additional extension is in the public interest; and 

(3) Circumstances beyond the control of the applicant prevented the authorized work from 
proceeding. 

§ 129.0220 Issuance of a Building Permit for Relocation of a Structure 

(a) Before the Building Official issues a Building Permit for relocation of a structure, a surety 
bond issued by a surety company authorized to do business in the State of California or other 
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§ 129.0220 
Cont'd 

form of security approved by the Building Official, shall be deposited with the City of San 
Diego, except that no security shall be required from the State of California, its political 
subdivisions, or any governmental agency. The surety bond or other form of security shall 
be in an amount equal to the actual cost of the work to be performed plus 25 percent of that 
amount to insure the satisfactory performance and completion of the work. The actual cost 
of the work shall be determined by the Building Official. The surety or other form of 
security shall be on a form that has been approved by the City Attorney. 

(b) If the performance of the work is secured by a surety bond, the bond shall be conditioned as 
follows: 

(1) That upon the occurrence of a default the surety is obligated to obtain a Building Permit 
within 30 calendar days of the date of the default and the surety is obligated to complete 
the work in accordance with the permitted set of plans; 

(2) The bond shall be in joint and several form and shall inure to the benefit of the City of 
San Diego; 

(3) All permitted work shall be completed in accordance with the approved plans and the 
requirements of this section; 

(4) The permittee, owner, and surety shall hold harmless the City, its officers, employees, 
agents, and contractors from any liability in connection with the proposed work or the 
abatement of the structure and any related work; 

(5) The bond shall obligate the permittee, owner, and surety to repair damage occurring on 
the public right-of-way as a result of removing, transporting, or relocating a structure; 
and 

(6) The bond shall contain any other provisions that the Building Official and City Attorney 
deem necessary and proper to secure the satisfactory completion of the permitted work, 
which may include the abatement of the structure or condition in accordance with, but 
not limited by, the provisions contained in Municipal Code Chapter 1. 

(c) If the performance of the work is secured by any other form of security, as approved by the 
Building Official, the security shall also be conditioned as required by Section 129.0204(b) 
and (c). 

(d) If the surety does not timely perform its obligations, the Building Official may elect not to 
proceed against the bond, but rather to abate the structure or condition and recover the City's 
costs in accordance with, but not limited by, the provisions contained in Municipal Code 
Chapter 1. 

§ 129.0221 Expiration of a Building Permit for Relocation of a Structure 

(a) A Building Permit for relocation of a structure shall not be extended. If a Building Permit 
for relocation of a structure expires or otherwise becomes void in accordance with the 
provisions of Sections 129.0216, 129.0217, or 129.0218, a default shall be deemed to have 
occurred. 

(b) The Building Official shall, in accordance with the notice provisions of Municipal Code 
Chapter 1, notify the surety of the occurrence of a default. Upon notification, the surety shall 
be obligated to comply with the conditions of the bond that require timely obtaining of a new 
Building Permit and timely completion of the work. 

Ch Art. 
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Article 9: Construction Permits 

Division 3: Electrical Permit Procedures 

§ 129.0301 Purpose of Electrical Permit Procedures 

The purpose of these procedures is to establish the process for review of Electrical Permit 
applications for compliance with the minimum standards necessary to safeguard public health, 
safety, and welfare. 

§ 129.0302 When an Electrical Permit Is Required 

No electrical wiring, device, appliance, or equipment shall be installed within or on any strocture 
or premises nor shall any alteration, addition, or replacement be made in any existing wiring, 
device, appliance, or equipment unless an Electrical Permit has been obtained for the work, 
except as exempted in Section 129.0303. 

§ 129.0303 Exemptions from an Electrical Permit 

An Electrical Permit is not required for the following work: 

(a) Minor work such as replacing fuses, replacing or repairing switches, circuit breakers, 
lampholders, ballasts, or receptacles where the replacement is the same size and general type 
as the original equipment and the work is done in accordance with the provisions of this 
article; 

(b) The replacement of lamps or the connection of portable appliances to suitable receptacles 
that have been permanently installed; 

(c) Installation, alteration, or repair of wiring, devices, appliances, or equipment that operates at 
a voltage not exceeding 25 volts between conductors and not capable of supplying more than 
50 watts of energy; 

(d) Installation made by a public service corporation acting as permitted in the 1993 National 
Electrical Code, Section 90-2; or 

(e) Installation of remote-control switching devices on privately owned appliances when the 
devices are installed by the San Diego Gas and Electric Company or its authorized agents as 
part of the Peak-Shift energy conservation program, provided that specifications for the 
installations are approved in writing by the Building Official. 

§ 129.0305 General Rules for Electrical Permits 

(a) An Electrical Permit shall be obtained before work is started except in cases where 
emergency or urgent necessity can be shown to exist, in which case a permit shall be 
obtained within 24 hours of beginning work, not including Saturdays, Sundays, and 
holidays. 

(b) A separate Electrical Permit is required for each strocture that stands alone, except for 
garages that are accessory to single-unit residences and located on the same premises. 

(c) Permits for privately owned conduits or other materials in public places and in and across 
streets and alleys may be issued only after approval has been granted for the installation by 
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the City Engineer. 

(d) The Building Official may withhold permission to connect electrical service to any structure 
until the structure is approved for occupancy. 

§ 129.0306 Qualifications for Obtaining an Electrical Permit 

An Electrical Permit may be issued only to a person, firm. or corporation that holds a valid 
California State Contractor's License that permits electrical installation or to the property owner or 
lessee. 

§ 129.0307 How to Apply for an Electrical Permft 

(a) An application for an Electrical Permit shall be submitted in accordance with Sections 
112.0102 and 129.0105. 

(b) Every application shall include the following information: 

( 1) The location of the work proposed to be installed; and 

(2) The amount and kind of work proposed. 

(c) Submittal documents including plans, specifications, and schedules may be necessary to 
determine whether the installation as described will be in compliance with the requirements 
of this article. 

(d) Electrical plans shall be submitted for the following types of installations: 

(1) All commercial and industrial installations; 

(2) Multiple dwelling buildings that have electrical heating and contain three or more units; 
and 

(3) Multiple dwelling buildings that have no electrical heating and contain four or more 
units. 

(e) All submitted plans shall show a single line diagram of service, feeders, conduit, and wire 
sizes. Electrical calculations shall accompany all submitted plans. Signed Certification of 
Compliance with California Administrative Code Title 24 shall appear on the plans. 

(f) All submitted plans shall be signed as required by the California Business and Professions 
Code Division 3. 

(g) All plans required for hospitals and electrical installations operating in excess of 600 volts 
shall be signed by a State Registered Electrical Engineer. 

§ 129.0308 Decision Process for an Electrical Permit 

A decision on an application for an Electrical Permit shall be made by the Building Official in 
accordance with Process One. The Electrical Permit shall be approved if the Building Official 
determines that the work described in the permit application and the accompanying plans 

complies with the requirements of the Electrical Regulations, other applicable laws and 
ordinances, and any applicable development permit. 
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§ 129.0309 Issuance of an Electrical Permit 

(a) An Electrical Permit may be issued after all approvals have been obtained and the required 
fees have been paid. 

(b) An Electrical Permit shall not be issued for a development that requires a development· 
permit until the development permit has been issued. 

§ 129.0310 Initial Utilization of an Electrical Permit 

An Electrical Permit shall become void if the work authorized by the Electrical Permit has not 
begun within 180 calendar days of the date of permit issuance. 

§ 129.0311 Maintaining Utilization of an Electrical Permit 

An Electrical Permit shall become void if the work authorized by the Electrical Permit is 
suspended or abandoned for a continuous period of 180 calendar days. 

§ 129.0312 Expiration of an Electrical Permit 

An Electrical Permit shall expire by limitation and become void 24 months after the date of 
permit issuance, unless an exception is granted in accordance with Section 129.0218(a). If the 
work authorized by the Electrical Permit has not received final inspection approval by the permit 
expiration date, all work shall stop until a new permit is issued. 

§ 129.0313 No Extension of Time for an Electrical Permit 

(a) An expired Electrical Permit may not be renewed unless extended by the Building Official in 
connection with the extension of a Building Permit. 

(b) A new Electrical Permit is required to finish any work that was not finished because of the 
expiration of the permit; however, unfmished work may be removed without a permit. All 
work under a new Electrical Permit must comply with the regulations in effect at the time the 
new permit is issued. 

§ 129.0314 Required Inspections for an Electrical Permit 

All construction work and equipment authorized by an Electrical Permit shall be inspected by the 
Building Official in accordance with Section 129.0111 and the inspection requirements of the 
Land Development Manual. 

§ 129.0315 Notification of Incomplete Installations 

(a) If any person to whom an Electrical Permit has been issued quits an installation, the 
permittee, owner, or owner's authorized representative shall notify the Building Official in 
writing. The notice shall be given within 2 calendar days of the date on which work was 
discontinued and shall include a request for inspection of the work installed. Upon receipt of 
this notification by the Building Official, the Electrical Permit shall become void. 

(b) No person shall resume work on any incomplete installation until the installation has been 
released by the Building Official and a new Electrical Permit has been obtained. A copy of 
the notice shall accompany the application for the new permit. 

Ch. Art. 
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§ 129.0316 No Deviation from Electrical Permit Without Approval 

The Electrical Permit shall be for the installation described in the permit application and no 
deviation shall be made from the installation so described without the written approval of the 
Building Official. 

§ 129.0317 Temporary Electrical Permit 

Ch. Art. ON. 

(a) The Building Official may issue a Temporary Electrical Permit for the following types of 
electrical installations: 

(1) Construction Power. The temporary power authorization shall be for the time 
construction is in progress; 

(2) Carnivals, Conventions, Festivals, Fairs, and similar events. The temporary power 
authorization shall be for the time the event is in·progress, not to exceed 90 calendar 
days; and 

(3) The Testing of Any Permanent System ofWiring Prior to the Final Approval of That 
System. The temporary power authorization shall be for the time required for testing, 
not to exceed 30 calendar days. 

(b) The Building Official shall determine that the safety of life and property will not be 
jeopardized by the temporary electrical installation .. 

(c) All temporary installations shall conform as nearly as practicable with the requirements of 
the Electrical Regulations for permanent installations. The Building Official may permit 
deviations that will not cause hazaid to life or property. 

(d) If the Building Official subsequently determines that the electrical installation is a hazard to 
life or property, the Building Official may immediately rescind or cancel the temporary 
permit covering the installations and disconnect or order disconnection of all energy to the 
equipment. 

(e) Upon the expiration of the time designated in the temporary permit, the Building Official 
may disconnect or order disconnection of all electrical energy authorized by the temporary 
permit. 

i 12: 9 i 3 •• 



> Chapter 12: Land Development Reviews Final Draft - 09/05/97 

Article 9: Construction Permits 

Division 4: Plumbing/Mechanical Permit Procedures 

§ 129.0401 Purpose of Plumbing/Mechanical Permit Procedures 

The purpose of these procedures is to establish the process for review of Plumbing/Mechanical 
Pennit applications for compliance with the minimum standards necessary to safeguard public 
health, safety, and welfare. 

§ 129.0402 When a Plumbing/Mechanical Permit Is Required 

(a) No plumbing system, or portion of a plumbing system, shall be installed within or on any 
structure or premises, nor shall any alteration, addition, or replacement be made in any 
existing plumbing system unless a Plumbing/Mechanical Pennit has been obtained for the 
work except as exempted in Section 129.0403. 

(b) No heating, ventilating, air conditioning, or refrigeration system or part thereof shall be 
installed, altered, replaced, or repaired unless a Plumbing/Mechanical Pennit has been 
obtained for the work except as exempted in Section 129.0404. 

§ 129.0403 Exemptions from a Plumbing/Mechanical Permit for Plumbing Work 

A Plumbing/Mechanical Pennit is not required for the following plumbing repair work: 

(a) Stopping ofleaks in drains, soil, waste, or vent pipe. However, this exemption does not 
apply for the replacement of any drain pipe, soil, waste, or vent pipe with new material in 
any part as part of the repair. 

(b) Clearing of stoppages, or the repair of leaks in soil, waste, or vent pipes, valves, fixtures, or 
replacement of exposed traps in existing plumbing systems serving lavatories, sinks, laundry 
trays, or similar fiXtures. 

§ 129.0404 Exemptions from a Plumbing/Mechanical Permit for Heating, Ventilation, Air 
Conditioning, and Refrigeration Work 

A Plumbing/Mechanical Permit is not required for the following heating, ventilation, air 
conditioning, or refrigeration repair work: 

(a) The repair of heating, ventilation, air conditioning, or refrigeration equipment, provided the 
work does not require removal of the equipment from its installed position or the 
replacement of faulty controls, valves, driers, or filters in the system; 

(b) Installing temperature controls, repairing leaks, or recharging refrigeration compressors or 
systems; 

(c) Installing, servicing, or repairing ice machines; 

(d) Unit refrigeration system freezers and window-type air conditioners; or 

(e) Any unit-system refrigerator or refrigerated drinking fountain. 



,.. Chapter 12: Land Development Reviews Final Draft - 09/05/97 

§ 129.0405 General Rules for Plumbing/Mechanical Permits 

(a) A Plumbing/Mechanical Permit shall be obtained before work is started except in cases 
where emergency or urgent necessity can be shown to exist, in which case a permit shall be 
obtained within 2 business days of beginning work. 

(b) A separate Plumbing/Mechanical Permit is required for each building in which rough work 
for a plumbing fixture, or heating, ventilating, air conditioning, or refrigeration is installed, 
except in the case of an unoccupied accessory building or a garage that is part of the 
plumbing system of a single dwelling unit. 

(c) No privately owned lines, equipment, duct work, or other facilities shall be installed over, 
under, or across any public property without first complying with the requirements in 
Municipal Code Chapter 6, Article 2. 

(d) The Building Official may withhold permission to install or operate any gas or electrical 
meter for a structure until the structure is approved for occupancy. 

(e) The Building Official shall inspect, and reinspect as the Official determines to be necessary, 
all plumbing, heating, ventilating, air conditioning, or refrigeration system installations and 
shall keep complete records of all permits, inspections, and reinspections. 

§ 129.0406 Qualifications for Obtaining a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit for plumbing work may be issued only to the following: 

(a) Contractors licensed by the State of California who are entitled to engage in the business of, 
or act in the capacity of, a contractor relating to plumbing; 

' 
(b) Property owners or lessees; or 

(c) Businesses or organizations properly licensed by the City of San Diego to engage in the 
installation of special equipment or systems that require connection of the equipment or 
systems into the water or gas supply system where such work is not covered by State of 
California Contractor licensing laws. Heating, ventilating, air conditioning, or other 
contractors may obtain permits for the extension of gas piping only to equipment they are 
installing within their classifications of work as determined by the California Contractor's 
State License Board. They may not obtain permits for the repiping of a gas system, or work 
at the installation of gas piping to heating or air conditioning equipment, installed by others. 
Work authorized by any permit issued under Section 129.0406(a) shall not entitle the holder 
to perform work other than the connection of equipment or systems into an existing water or 
gas piping system. 

§ 129.0407 How to Apply for a Plumbing/Mechanical Permit 

Ch. Art. Div. 

(a) An application for a Plumbing/Mechanical Permit shall be submitted in accordance with 
Sections 112.0102 and 129.0105. 

(b) Every application shall include the following information: 

(1) Location of the work proposed to be installed; and 

(2) The amount and kind of work proposed. 
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§ 129.0407 (c) Submittal documents in dueling plans, specifications, and schedules may be necessary to 
Cont' d · determine whether the installation as described will be in compliance with the requirements 

of the Plumbing and Mechanical Regulations. 

(d) One or more sets of plumbing/mechanical plans shall be submitted as required by the 
Building Official. 

(e) The Building Official may require plans to be signed by a mechanical engineer or shall 
require signature as otherwise specified by state law. 

(f) All pertinent changes in mechanical plans submitted for plan check that are made before a 
Building Permit is issued, must be indicated by appropriate revision marks and the date of 
revision. 

(g) An owner, or the owner's authorized representative, may request in writing, and be granted, a 
temporary waiver of mechanical plan check clearance before completion of regular 
mechanical plan check for the purpose of obtaining a building foundation permit under the 
following circumstances: 

( 1) Estimated data for sizing and locating the sewer connection and water meter are 
indicated on the plans; 

(2) The fees are paid for the required water meter and sewer connections; 

(3) Complete mechanical plans are submitted and plan check approval is obtained before a 
Building Permit is issued; and 

(4) The owner or the owner's authorized representative agrees in writing to make any 
necessary changes in the plumbing system, size of water meter, or sewer connection 
necessary to make the installed plumbing system comply with the Plumbing and 
Mechanical Regulations and to pay any required additional water meter or sewer 
connection fees before the Building Permit for the remainder of the structure is issued. 

§ 129.0409 Decision Process for a Plumbing/Mechanical Permit 

A decision on an application for a Plumbing/Mechanical Permit shall be made by the Building 
Official in accordance with Process One. The Plumbing/Mechanical Permit shall be ·approved if 
the Building Official determines that the work described in the permit application and the 
accompanying plans comply with the Plumbing and Mechanical Regulations, other applicable 
laws and ordinances, other applicable construction permits, or any applicable development 
permits. 

§ 129.0410 Issuance of a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit may be issued after all approvals have been obtained and the 
required fees have been paid. A Plumbing/Mechanical Permit shall not be issued for a 
development that requires a development permit until the development permit has been issued. 

§ 129.0411 Initial Utilization of a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit shall become void if the work authorized by the 
Plumbing/Mechanical Permit has not begun within 180 calendar days of the date of permit 
issuance. 

Ch. Art. 
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§ 129.0412 Maintaining Utilization of a Plumbing/Mechanical Penn.it 

A Plumbing/Mechanical Pennit shall become void if the work authorized by the 
Plumbing/Mechanical Permit is suspended or abandoned for a continuous period of 180 calendar 
days. 

§ 129.0413 Expiration of a Plumbing/Mechanical Pennit 

A Plumbing/Mechanical Permit shall expire 12 months from the date ofpennit issuance. Ifthe 
work authorized by the Plumbing/Mechanical Pennit has not received final inspection approval 
by the pennit expiration date, all work shall stop until a new pennit is issued. 

§ 129.0414 No Extension of Time for a Plumbing/Mechanical Pennit 

(a) An expired Plumbing/Mechanical Permit may not be renewed, unless extended by the 
Building Official in connection with the extension of a Building Permit. 

(b) The recipient of a new Plumbing/Mechanical Pennit is required to finish any work that was 
not finished because of the expiration of the pennit; however, unfinished work may be 
removed without a pennit. All work under a new Plumbing/Mechanical Permit must comply 
with the regulations in effect at the time the new pennit is issued. 

§ 129.0415 Required Inspections for a Plumbing/Mechanical Pennit 

(a) All construction work and equipment authorized by a Plumbing/Mechanical Permit shall be 
inspected by the Building Official in accordance with Section 129.0111 and the inspection 
requirements of the Land Development Manual. 

(b) No equipment regulated by the Plumbing and Mechanical Regulations shall be connected to 
the fuel or power supply until it complies with all applicable Plumbing and Mechanical 
Regulations and a final inspection approval has been issued, except when approved 
otherwise by the Building Official for construction or test purposes. 

(c) The Building Official may revoke final inspection approval, upon notice, if the Official finds 
that the plumbing, beating, ventilating, comfort cooling, or refrigeration systems fail in any 
respect to comply with the Plumbing and Mechanical Regulations or that the installation is 
unsafe, dangerous, or a hazard to life or property. 

§ 129.0416 Notification of Incomplete Installations 

Ch. Alt. Div. 

(a) If any person to whom a Plumbing/Mechanical Permit has been issued quits an installation, 
the pennittee, owner, or owner's authorized representative shall notify the Building Official 
in writing. The notice shall be given within 2 calendar days of the date on which work was 
discontinued and shall include a request for inspection of the work installed. Upon receipt of 
this notification by the Building Official, the Plumbing/Mechanical Pennit shall become. 
void. 

(b) Upon receipt of this notification by the Building Official, the Plumbing/Mechanical Pennit 
shall become void. No person shall resume work on any incomplete installation until the 
installation has been released by the Building Official and a new Plumbing/Mechanical 
Pennit bas beeri obtained. A copy of the notice shall accompany the application for the new 
permit. 
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§ 129.0419 No Deviation from Plumbing/Mechanical Permit Without Approval 

The Plumbing/Mechanical Permit shall be for the installation described in the permit application 
and no deviation shall be made from the installation so described without the written approval of 
the Building Official. 

§ 129.0420 Temporary Plumbing Permit 

(a) The Building Official may issue a Temporary Plumbing Permit for the following types of 
plumbing installations: 

(l) Use during construction. The temporary plumbing authorization shall be for the time 
construction is in progress; and · 

(2) Other temporary uses. The authorization for other temporary uses shall not exceed 30 
calendar days. 

(b) Approval to place temporary plumbing over the street area or other public property must be 
obtained from the City Engineer. 

(c) All temporary installations shall conform as nearly as practicable with the requirements of 
the Plumbing Regulations for permanent installations. The Building Official may permit 
deviations that will not cause hazard to life or property. 

(d) If the Building Official subsequently determines that the plumbing installation is a hazard to 
life or property, the Building Official may immediately rescind or cancel the permit covering 
the installations and disconnect or order disconnection and removal of the plumbing 
installation. 

§ 129.0421 Temporary Gas Permit 

(a) The Building Official may issue a Temporary Gas Permit for gas service for construction 
purposes before final heating inspection. The authorization shall be for the time construction 
is in progress. · 

(b) The Building Official shall send a Temporary Gas Service Release Notice to the gas utility 
company, provided the gas piping system has been inspected, tested, and approved. 

(c) A Temporary Gas Permit may be issued only to those possessing a valid Gas Permit. 

(d) A Temporary Gas Permit and Release Notice may be revoked at the discretion of the 
Building Official. A Temporary Gas Permit will automatically be revoked if any portion of 
the building is occupied without authorization of the Building Official. The Building Official 
will notify the gas utility company when any Temporary Gas Release Notice is revoked. 

(e) It is unlawful to use gas from, or supply gas to, any system after the Temporary Gas Release 
Notice has been revoked. 
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Article 9: Construction Pennits 

Division 4: Plumbing/Mechanical Pennit Procedures 

§ 129.0401 Purpose of Plumbing/Mechanical Pennit Procedures 

The purpose of these procedures is to establish the process for review of Plumbing/Mechanical 
Pennit applications for compliance with the minimum standards necessary to safeguard public 
health, safety, and welfare. 

§ 129.0402 When a Plumbing/Mechanical Pennit Is Required 

(a) No plumbing system, or portion of a plumbing system, shall be installed within or on any 
structure or premises, nor shall any alteration, addition, or replacement be made in any 
existing plumbing system unless a Plumbing/Mechanical Permit has been obtained for the 
work except as exempted in Section 129.0403. 

(b) No heating, ventilating, air conditioning, or refrigeration system or part thereof shall be 
installed, altered, replaced, or repaired unless a Plumbing/Mechanical Pennit has been 
obtained for the work except as exempted in Section 129.0404. 

§ 129.0403 Exemptions from a Plumbing/Mechanical Pennit for Plumbing Work 

A Plumbing/Mechanical Permit is not required for the following plumbing repair work: 

(a) Stopping ofleaks in drains, soil, waste, or vent pipe. However, this exemption does not 
apply for the replacement of any drain pipe, soil, waste, or vent pipe with new material in 
any part as part ofthe repair. 

(b) Clearing of stoppages, or the repair of leaks in soil, waste, or vent pipes, valves, fixtures, or 
replacement of exposed traps in existing plumbing systems serving lavatories, sinks, laundry 
trays, or similar fixtures. 

§ 129.0404 Exemptions from a Plumbing/Mechanical Pennit for Heating, Ventilation, Air 
Conditioning, and Refrigeration Work 

A Plumbing/Mechanical Permit is not required for the following heating, ventilation, air 
conditioning, or refrigeration repair work: 

(a) The repair of heating, ventilation, air conditioning, or refrigeration equipment, provided the 
work does not require removal of the equipment from its installed position or the 
replacement of faulty controls, valves, driers, or filters in the system; 

(b) Installing temperature controls, repairing leaks, or recharging refrigeration compressors or 
systems; 

(c) Installing, servicing, or repairing ice machines; 

(d) Unit refrigeration system freezers and window-type air conditioners; or 

(e) Any unit-system refrigerator or refrigerated drinking fountain. 
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§ 129.0405 General Rules for Plumbing/Mechanical Permits 

(a) A Plumbing/Mechanical Permit shall be obtained before work is started except in cases 
where emergency or urgent necessity can be shown to exist, in which case a permit shall be 
obtained within 2 business days of beginning work. 

(b) A separate Plumbing/Mechanical Permit is required for each building in which rough work 
for a plumbing fixture, or heating, ventilating, air conditioning, or refrigeration is installed, 
except in the case of an unoccupied accessory bUilding or a garage that is part of the 
plumbing system of a single dwelling unit. 

(c) No privately owned lines, equipment, duct work, or other facilities shall be installed over, 
under, or across any public property without first complying with the requirements in 
Municipal Code Chapter 6, Article 2. 

(d) The Building Official may witbhold permission to install or operate any gas or electrical 
meter for a structure until the structure is approved for occupancy. 

(e) The Building Official shall inspect, and reinspect as the Official determines to be necessary, 
all plumbing, heating, ventilating, air conditioning, or refrigeration system installations and 
shall keep complete records of all permits, inspections, and reinspections. 

§ 129.0406 Qualifications for Obtaining a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit for plumbing work may be issued only to the following: 

(a) Contractors licensed by the State of California who are entitled to engage in the business of, 
or act in the capacity of, a contractor relating to plumbing; 

(b) Property owners or lessees; or 

(c) Businesses or organizations properly licensed by the City of San Diego to engage in the 
installation of special equipment or systems that require connection of the equipment or 
systems into the water or gas supply system where such work is not covered by State of 
California Contractor licensing laws. Heating, ventilating, air conditioning, or other 
contractors may obtain permits for the extension of gas piping only to equipment they are 
installing within their classifications of work as determined by the California Contractor's 
State License Board. They may not obtain permits for the repiping of a gas system, or work 
at the installation of gas piping to heating or air conditioning equipment, installed by others. 
Work authorized by any permit issued under Section 129.0406(a) shall not entitle the holder 
to perform work other than the connection of equipment or systems into an existing water or 
gas piping system. 

§ 129.0407 How to Apply for a Plumbing/Mechanical Permit 

(a) An application for a Plumbing/Mechanical Permit shall be subn:ritted in accordance with 
Sections 112.0102 and 129.0105. 

(b) Every application shall include the following information: 

( 1) Location of the work proposed to be installed; and 

(2) The amount and kind of work proposed. 
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(c) Submittal documents including plans, specifications, and schedules may be necessary to 
determine whether the installation as described will be in compliance with the requirements 
of the Plumbing and Mechanical Regulations. 

(d) One or more sets of plumbing/mechanical plans shall be submitted as required by the 
Building Official. 

(e) The Building Official may require plans to be signed by a mechanical engineer or shall 
require signature as otherwise specified by state law. 

(f) All pertinent changes in mechanical plans submitted for plan check that are made before a 
Building Permit is issued, must be indicated by appropriate revision marks and the date of 
revision. 

(g) An owner, or the owner's authorized representative, may request in writing, and be granted, a 
temporary waiver of mechanical plan check clearance before completion of regular 
mechanical plan check for the purpose of obtaining a building foundation permit under the 
following circumstances: 

(I) Estimated data for sizing and locating the sewer connection and water meter are 
indicated on the plans; 

(2) The fees are paid for the required water meter and sewer connections; 

(3) Complete mechanical plans are submitted and plan check approval is obtained before a 
Building Permit is issued; and 

(4) The owner or the owner's authorized representative agrees in writing to make any 
necessary changes in the plumbing system, size of water meter, or sewer connection 
necessary to make the installed plumbing system comply with the Plumbing and 
Mechanical Regulations and to pay any required additional water meter or sewer 
connection fees before the Building Permit for the remainder of the stnl.cture is issued. 

§ 129.0409 Decision Process for a Plumbing/Mechanical Permit 

A decision on an application for a Plumbing/Mechanical Permit shall be made by the Building 
Official in accordance with Process One. The Plumbing/Mechanical Permit shall be approved if 
the Building Official determines that the work described in the permit application and the 
accompanying plans comply with the Plumbing and Mechanical Regulations, other applicable 
laws and ordinances, other applicable constnl.ction permits, or any applicable development 
permits. 

§ 129.0410 Issuance of a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit may be issued after all approvals have been obtained and the 
required fees have been paid. A Plumbing/Mechanical Permit shall not be issued for a 
development that requires a development permit until the development permit has been issued. 

§ 129.0411 Initial Utilization of a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit shall become void if the work authorized by the 
Plumbing/Mechanical Permit has not begun within 180 calendar days of the date of permit 
issuance. 

Ch. Art. 
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§ 129.0412 Maintaining Utilization of a Plumbin~/Mechanical Permit 

A Plumbing/Mechanical Permit shall become void if the work authorized by the 
Plumbing/Mechanical Permit is suspended or abandoned for a continuous period of 180 calendar 
days. 

§ 129.0413 Expiration of a Plumbing/Mechanical Permit 

A Plumbing/Mechanical Permit shall expire 12 months from the date of permit issuance. If the 
work authorized by the Plumbing/Mechanical Permit has not received final inspection approval 
by the permit expiration date, all work shall stop until a new permit is issued .. 

§ 129.0414 No Extension of Time for a Plumbing/Mechanical Permit 

(a) An expired Plumbing/Mechanical Permit may not be renewed, unless extended by the 
Building Official in connection with the extension of a Building Permit. 

(b) The recipient of a new Plumbing/Mechanical Permit is required to finish any work that was 
not finished because of the expiration of the permit; however, unfinished work may be 
removed without a permit. All work under a new Plumbing/Mechanical Permit must comply 
with the regulations in effect at the time the new permit is issued. 

§ 129.0415 Required Inspections for a Plumbing/Mechanical Permit 

(a) All construction work and equipment authorized by a Plumbing/Mechanical Permit shall be 
inspected by the Building Official in accordance with Section 129.0111 and the inspection 
requirements of the Land Development Manual. 

(b) No equipment regulated by the Plumbing and Mechanical Regulations shall be connected to 
the fuel or power supply until it complies with all applicable Plumbing and Mechanical 
Regulations and a final inspection approval bas been issued, except when approved 
otherwise by the Building Official for construction or test purposes. 

(c) The Building Official may revoke final inspection approval, upon notice, if the Official finds 
that the plumbing, heating, ventilating, comfort cooling, or refrigeration systems fail in any 
respect to comply with the Plumbing and Mechanical Regulations or that the installation is 
unsafe, dangerous, or a hazard to life or property. 

§ 129.0416 Notification of Incomplete Installations 

Ch. Art. Div. 

(a) If any person to whom a Plumbing/Mechanical Permit has been issued quits an installation, 
the permittee, owner, or owner's authorized representative shall notify the Building Official 
in writing. The notice shall be given within 2 calendar days of the date on which work was 
discontinued and shall include a request for inspection of the work installed. Upon receipt of 
this notification by the Building Official, the Plumbing/Mechanical Permit shall become 
void. 

(b) Upon receipt of this notification by the Building Official, the Plumbing/Mechanical Permit 
shall become void. No person shall resume work on any incomplete installation until the 
installation has been released by the Building Official and a new Plumbing/Mechanical 
Permit has been obtained. A copy of the notice shall accompany the application for the new 
permit. 

i 12 i 9! 4 •• 
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§ 129.0419 No Deviation from Plumbing/Mechanical Permit Without Approval 

The Plumbing/Mechanical Pennit shall be for the installation described in the pennit application 
and no deviation shall be made from the installation so described without the written approval of 
the Building Official. 

§ 129.0420 Temporary Plumbing Permit 

(a) The Building Official may issue a Temporary Plumbing Permit for the following types of 
plumbing installations: 

(1) Use during construction. The temporary plumbing authorization shall be for the time 
construction is in progress; and 

(2) Other temporary uses. The authorization for other temporary uses shall not exceed 30 
calendar days. 

(b') Approval to place temporary plumbing over the street area or other public property must be 
obtained from the City Engineer. 

(c) All temporary installations shall conform as nearly as practicable with the requirements of 
the Plumbing Regulations for permanent installations. The Building Official may permit 
deviations that will not cause hazard to life or property. 

(d) If the Building Official subsequently determines that the plumbing installation is a hazard to 
life or property, the Building Official may immediately rescind or cancel the permit covering 
the installations and disconnect or order disconnection and removal of the plumbing 
installation. 

§ 129.0421 Temporary Gas Permit 

(a) The Building Official may issue a Temporary Gas Permit for gas service for construction 
purposes before final heating inspection. The authorization shall be for the time construction 
is in progress. 

(b) The Building Official shall send a Temporary Gas Service Release Notice to the gas utility 
company, provided the gas piping system has been inspected, tested, and approved. 

(c) A Temporary Gas Pennit may be issued only to those possessing a valid Gas Pennit. 

(d) A Temporary Gas Permit and Release Notice may be revoked at the discretion of the 
Building Official. A Temporary Gas Pennit will automatically be revoked if any portion of 
the building is occupied without authorization of the Building Official. The Building Official 
will notifY the gas utility company when any Temporary Gas Release Notice is revoked. 

(e) It is unlawful to use gas from, or supply gas to, any system after the Temporary Gas Release 
Notice has been revoked. 
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Article 9: Construction Permits 

Division 5: Demolition/Removal Permit Procedures 

§ 129.0501 Purpose of Demolition/Removal Permit Procedures 

The purpose of these procedures is to establish the process for review ofDemolition!Removal 
Permit applications for compliance with the minimum standards necessary to safeguard public 
health, safety, and welfare. The intent of these procedures is to protect the public against 
personal injury or property damage and to insure completion of the demolition or removal and 
cleanup of the site. 

§ 129.0502 When a Demolition/Removal Permit Is Required 

No person shall demolish, cause to be demolished, or remove any structure unless a valid 
Demolition/Removal Permit has been issued and is in effect for that structure, except as exempted 
from this requirement in Section 129.0503. 

§ 129.0503 Exemptions from a Demolition/Removal Permit 

(a) A Demolition/Removal Permit is not required to demolish or remove any structure that is 
exempt from a Building Permit in accordance with Section 125.0203. 

(b) A Demolition/Removal Permit is not required to demolish the following: 

(1) A one-story frame structure that is 500 square feet or less in area, unless the structure 
has been determined to be a contributing element to a designated historical structure or 
site; 

(2) A temporary construction shed or office; or 

(3) A temporary tract or subdivision office for which a temporary construction permit had 
been previously issued. 

(c) A Demolition/Removal Permit is not required to demolish only a part of a structure. A 
partial demolition may require a Building Permit in accordance with Chapter 12, Article 9, 
Division 2. 

§ 129.0504 How to Apply for a Demolition/Removal Permit 

An application for a Demolition/Removal Permit shall be submitted in accordance with Sections 
112.0102 and 129.0105. 

(a) If the demolition is for a multiple dwelling unit structure containing four or more units, the 
applicant shall certify on the application that each tenant who may be affected by the 
proposed demolition has been notified of the owner's intent to apply for a 
Demolition/Removal Permit. The form of the notice shall be prescribed by the Building 
Official. Service of the notice shall be by U.S. Mail or by personal delivery. 

(b) The Building Official may waive the Demolition/Removal Permit fee, and bond, public 
liability, and damage insurance fees for demolition of a structure that is two stories or less in 
height and has been declared by a government authority to be unsafe or a public nuisance. A 
copy of the letter of declaration from the government authority must be presented when 

Ch. Art. 
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§ 129.0505 

applying for the Demolition/Removal Permit Workers' compensation insurance 
requirements still apply even if fees are waived. 

Decision Process on a Demolition/Removal Permit 

A decision on an application for a Demolition/Removal Permit shall be made by the Building 
Official in accordance with Process One. The Demolition/Removal Permit shall be approved if 
the Building Official finds that the work described in the permit application, plans, specifications, 
and other data, complies with the requirements of the Land Development Code, other applicable 
laws and ordinances and any applicable development permit. 

§ 129.0506 Issuance of a Demolition/Removal Permit 

(a) A Demolition/Removal Permit may be issued after all required approvals and documentation 
have been obtained and the required fees have been paid. In addition to plan check 
approvals, other documentation may be required before permit issuance, in conformance 
with the requirements of the Land Development Code, or the laws or requirements of other 
local, state, or federal jurisdictions. A Demolition/Removal Permit shall not be issued for a 
development that requires a development permit until the required development permit has 
been issued. Documentation of required insurance and surety shall be presented in 
accordance with Sections 129.0508 and 129.0509. 

(b) A Demolition/Removal Permit for demolition work shall be issued only to an applicant who 
holds a valid State of California Contractor's license that authorizes the applicant to perform 
demolitions or to the owner of the real property on which the structure to be demolished is 
situated. 

§ 129.0507 Qualifications to Do Demolition Work 

No person may demolish a structure unless the person holds a valid State of California 
Contractor's License authorizing demolition work or is the owner of the real property on which 
the structure to be demolished is situated. 

§ 129.0508 Surety Required Prior to Demolition 

Ch. Art. Div. 

(a) A security in the amount of$10,000, either in the form of a surety bond issued by a surety 
company authorized to do business in the State of California or in cash, or the equivalent 
amount in other security approved by the Building Official, is required to be filed with the 
City of San Diego before a Demolition/Removal Permit is issued, except that no surety shall 
be required from the following: 

(1) Any owner of, or contractor for, a demolition of a structure that is less than 6,000 
square feet in floor area; 

-
(2) Any owner required to demolish a structure that is two stories or less in height and has 

been declared by a governmental authority to be unsafe or a public nuisance; 

(3) The State of California, its political subdivisions, or any governmental agency. 

(b) The surety bond or other security shall be joint and several in form and inure to the benefit of 
the City of San Diego, conditioned upon the completion of the demolition and associated 
work in accordance with the terms of the sections regulating demolition of structures and jl 
within the period oftime as provided in Sections 129.0511 and 129.0512. A surety bond or • 
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other security shall be conditioned upon the payment to the City of any costs incurred by the 
City in completing the work in accordance with the terms of the sections regulating wrecking 
of structures or in employing a private contractor to complete the work. 

(c) Whenever the City Manager determines that a default has occurred in the performance of any 
term or condition of the work authorized by the permit, the City Manager shall give written 
notice of the default to the principal and the surety on the bond, or any other party standing 
in the capacity of a surety to the principal. The notice shall identify the work remaining to be 
done, the estimated cost of completion of the work, and the period of time deemed by the 
City Manager to be reasonably necessary for the completion of the work. 

(d) After receipt of the notice, the principal or the surety on the bond must, within the time 
specified, either cause the required work to be performed or deposit with the City of San 
Diego the estimated cost of doing the work as set forth in the notice, plus an additional sum 
equal to 10 percent of the cost; however, this amount shall not exceed the amount of the 
bond that was posted. The principal and any surety shall be jointly and severally liable for 
the cost of completing the work. 

(e) If the principal or surety fails to complete the work within the time specified in the notice, 
the City Manager shall proceed by any method deemed convenient to cause the required 
work to be completed. 

(f) Any unexpended deposits shall be returned to the depositor at the completion of the work, 
together with an itemized accounting of the cost. 

(g) The principal and surety on the bond shall hold the City harmless from any liability in 
connection with the work so performed by the City, its authorized agent, or a contractor 
employed by the City. The City shall not be liable in connection with the work other than for 
the expenditure of the money. 

(h) If a cash deposit or equivalent security has been posted, notice of default as provided above 
shall be given to the principal and, if compliance is not achieved within the time specified, 
the City Manager shall proceed without delay and without further notice of proceedings to 
use the cash deposit or equivalent to cause the required work to be done by contract or 
otherwise in the City Manager's discretion. The balance, if any, of the cash deposit or 
equivalent shall, upon completion of the work, be returned or released to the depositor or to 
its successors or assigns after deducting the cost of the work. 

§ 129.0509 Insurance Requirements for Demolition Work 

(a) Every person demolishing a structure or causing the same to be done shall take out and 
maintain public liability insurance to protect against loss from liability for damages on 
account of bodily injury, including death, and to protect against loss for liability or damages 
to any property caused directly or indirectly by the demolition or associated work of the 
structure except that: 

(1) A policy of insurance shall not be required from the State of California, its political 
subdivision, or any governmental agency; or 

(2) Any owner required to demolish a structure that is two stories or less in height and has 
been declared by a governmental authority to be unsafe or a public nuisance. 

(b) The amount of insurance shall be not less than $50,000 for one person injured in one 
accident, not less than $100,000 for more than one person injured in one accident, and not 

Ch. Art. Div. 
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less than $5,000 with respect to any property damage. The insurance policy shall be 
maintained in full force and effect during the demolition and associated work on the 
structure and site. Proof of insurance acceptable to and approved by the Building Official 
shall be filed with the City of San Diego and shall provide that copies of all cancellation 
notices shall be sent to the City. The provisions of this section shall not be construed as 
limiting in any way the extent to which the pennittee may be held responsible for the 
payment of damages. 

(c) Upon expiration of the Demolition/Removal Permit, the Building Official shall notify the 
permittee, owner, and surety that the Demolition/Removal Permit has expired. Service of the 
notice shall be made in accordance with the notice provisions of Municipal Code Chapter 1. 
Failure to do so, however, shall not extend the permit nor otherwise validate an expired 
permit. 

(d) The permittee, owner, or surety may extendthe permit in accordance with Section 129.0512. 

(e) If the permittee, owner, or surety fails to extend the Demolition/Removal Permit and the 
work is not completed, or if the permit is extended once and the work is not completed. when 
the extended permit expires, a default shall be deemed to have occurred. 

(t) The Building Official shall, in accordance with the notice provisions of Municipal Code 
Chapter 1, notify the surety of the occurrence of a default. Upon notification, the surety shall 
be obligated to comply with the conditions of the bond that require timely obtainment of a 
Demolition/Removal Permit and timely completion of the work. 

§ 129.0510 Initial Utilization of a Demolition/Removal Permit 

A Demolition/Removal Permit shall become void if the work authorized and required by the 
permit has not begun within 60 calendar days of the date of permit issuance. 

§ 129.0511 Expiration of a Demolition/Removal Permit 

A Demolition/Removal Permit shall expire and become void if all the work authorized has not 
been completed and approved within 90 calendar days of the date of permit issuance. 

§ 129.0512 Extension of Time for a Demolition/Removal Permit 

Ch. Art. Div. 

(a) Before the expiration date of a Demolition/Removal Permit, a permittee may submit an 
application for an extension of time. 

(b) The Building Official may approve the extension of time for a Demolition/Removal Permit if 
the Official determines that circumstances beyond the control of the applicant prevented 
completion of the work. 

(c) The permit extension shall provide an additional 60 calendar days, starting from the original 
permit expiration date, to complete the work authorized by the permit. 

(d) No additional extension of time shall be granted and if the work is not completed by the end 
of the extension of time a default shall be deemed to have occurred. 
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§ 129.0513 Required Inspection for a Demolition/Removal Permit 

All work authorized by a Demolition/Removal Permit shall be inspected by the Building Official 
in accordance with Section 129.0111 and the inspection requirements of the Land Development 
Manual. 

§ 129.0514 Notification of Default 

The Building Official shall notifY the surety of the occurrence of a default in accordance with the 
notice provisions ofMunicipal Code Chapter 1. Upon notification, the surety shall be obligated 
to comply with the conditions of the bond that require timely obtainment of a 
Demolition/Removal Permit and timely completion of the work. 

Ch 
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Article 9: Construction Permits 

Division 5: Demolition/Removal Permit Procedures 

§ 129.0501 Purpose of Demolition/Removal Permit Procedures 

The purpose of these procedures is to establish the process for review of Demolition/Removal 
Permit applications for compliance with the minimum standards necessary to safeguard public 
health, safety, and welfare. The intent of these procedures is to protect the public against 
personal injury or property damage and to insure completion of the demolition or removal and 
cleanup of the site. 

§ 129.0502 When a Demolition/Removal Permit Is Required 

No person shall demolish, cause to be demolished, or remove any structure unless a valid 
Demolition/Removal Permit has been issued and is in effect for that structure, except as exempted 
from this requirement in Section 129.0503. 

§ 129.0503 Exemptions from a Demolition/Removal Permit 

(a) A Demolition/Removal Permit is not required to demolish or remove any structure that is 
exempt from a Building Permit in accordance with Section 125.0203. 

(b) A Demolition/Removal Permit is not required to demolish the following: 

(1 ) A one-story frame structure that is 500 square feet or less in area, unless the structure 
has been determined to be a contributing element to a designated historical structure or 
site; 

(2) A temporary construction shed or office; or 

(3) A temporary tract or subdivision office for which a temporary construction permit had 
been previously issued. 

(c) A Demolition/Removal Permit is not required to demolish only a part of a structure. A 
partial demolition may require a Building Permit in accordance with Chapter 12, Article 9, 
Division 2. 

§ 129.0504 How to Apply for a Demolition/Removal Permit 

An application for a Demolition/Removal Permit shall be submitted in accordance with Sections 
112.0102 and 129.0105. 

(a) If the demolition is for a multiple dwelling unit structure containing four or more units, the 
applicant shall certify on the application that each tenant who may be affected by the 
proposed demolition has been notified of the owner's intent to apply for a 
Demolition/Removal Permit. The form of the notice shall be prescribed by the Building 
Official. Service of the notice shall be by U.S. Mail or by personal delivery. 

(b) The Building Official may waive the Demolition/Removal Permit fee, and bond, public 
liability, and damage insurance fees for demolition of a structure that is two stories or less in 
height and has been declared by a government authority to be unsafe or a public nuisance. A 
copy of the letter of declaration from the government authority must be presented when 
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applying for the Demolition/Removal Permit Workers' compensation insurance 
requirements still apply even if fees are waived. 

§ 129.0505 Decision Process on a Demolition/Removal Permit 

A decision on an application for a Demolition/Removal Permit shall be made by the Building 
Official in accordance with Process One. The Demolition/Removal Permit shall be approved if 
the Building Official finds that the work described in the permit application, plans, specifications, 
and other data, complies with the requirements of the Land Development Code, other applicable 
laws and ordinances and any applicable development permit. 

§ 129.0506 Issuance of a Demolition/Removal Permit 

(a) A Demolition/Removal Permit may be issued after all required approvals and documentation 
have been obtained and the required fees have been paid. In addition to plan check 
approvals, other documentation may be required before permit issuance, in conformance 
with the requirements of the Land Development Code, or the laws or requirements of other 
local, state, or federal jurisdictions. A Demolition/Removal Permit shall not be issued for a 
development that requires a development permit until the required development permit has 
been issued. Documentation of required insurance and surety shall be presented in 
accordance with Sections 129.0508 and 129.0509. 

(b) A Demolition/Removal Permit for demolition work shall be issued only to an applicant who 
holds a valid State of California Contractor's license that authorizes the applicant to perform 
demolitions or to the owner of the real property on which the stntcture to be demolished is 
situated. · 

§ 129.0507 Qualifications to Do Demolition Work 

No person may demolish a structure unless the person holds a valid State of California 
Contractor's License authorizing demolition work or is the owner of the real property on which 
the structure to be demolished is situated. 

§ 129.0508 SUrety Required Prior to Demolition 

(a) A security in the amount of$10,000, either in the form of a surety bond issued by a surety 
company authorized to do business in the State of California or in cash, or the equivalent 
amount in other security approved by the Building Official, is required to be filed with the 
City of San Diego before a Demolition/Removal Permit is issued, except that no surety shall 
be required from the following: 

(1) Any owner of, or contractor for, a demolition of a structure that is less than 6,000 
square feet in floor area; 

(2) Any owner required to demolish a structure that is two ston'es or less in height and has 
been declared by a governmental authority to be unsafe or a public nuisance; 

(3) The State of California, its political subdivisions, or any governmental agency. 

• 

• 

(b) The surety bond or other security shall be joint and several in form and inure to the benefit of 
the City of San Diego, conditioned upon the completion of the demolition and associated 
work in accordance with the terms of the sections regulating demolition of structures and • 
within the period of time as provided in Sections 129.0511 and 129.0512. A surety bond or 
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other security shall be conditioned upon the payment to the City of any costs incurred by the 
City in completing the work in accordance with the terms of the sections regulating wrecking 
of structures or in employing a private contractor to complete the work. 

(c) Whenever the City Manager determines that a default has occurred in the performance of any 
term or condition of the work authorized by the permit, the City Manager shall give written 
notice of the default to the principal and the surety on the bond, or any other party standing 
in the capacity of a surety to the principal. The notice shall identify the work remaining to be 
done, the estimated cost of completion of the work, and the period of time deemed by the 
City Manager to be reasonably necessary for the completion of the work. 

(d) After receipt of the notice, the principal or the surety on the bond must, within the time 
specified, either cause the required work to be performed or deposit with the City of San 
Diego the estimated cost of doing the work as set forth in the notice, plus an additional sum 
equal to 10 percent of the cost; however, this amount shall not exceed the amount ofthe 
bond that was posted. The principal and any surety shall be jointly and severally liable for 
the cost of completing the work. 

(e) If the principal or surety fails to complete the work within the time specified in the notice, 
the City Manager shall proceed by any method deemed convenient to cause the required 
work to be completed. 

(f) Any unexpended deposits shall be returned to the depositor at the completion of the work, 
together with an itemized accounting of the cost. 

(g) The principal and surety on the bond shall hold the City harmless from any liability in 
connection with the work so performed by the City, its authorized agent, or a contractor 
employed by the City. The City shall not be liable in connection with the work other than for 
the expenditure of the money. 

(h) If a cash deposit or equivalent security has been posted, notice of default as provided above 
shall be given to the principal and, if compliance is not achieved within the time specified, 
the City Manager shall proceed without delay and without further notice of proceedings to 
use the cash deposit or equivalent to cause the required work to be done by contract or 
otherwise in the City Manager's discretion. The balance, if any, of the cash deposit or 
equivalent shall, upon completion of the work, be returned or released to the depositor or to 
its successors or assigns after deducting the cost of the work. 

§ 129.0509 Insurance Requirements tor Demolition Work 

(a) Every person demolishing a structure or causing the same to be done shall take out and 
maintain public liability insurance to protect against loss from liability for damages on 
account of bodily injury, including death, and to protect against loss for liability or damages 
to any property caused directly or indirectly by the demolition or associated work of the 
structure except that: 

(1) A policy of insurance shall not be required from the State of California, its political 
subdivision, or any governmental agency; or 

(2) Any owner required to demolish a structure that is two stories or less in height and has 
been declared by a governmental authority to be unsafe or a public nuisance . 

(b) The amount of insurance shall be not less than $50,000 for one person injured in one 
accident, not less than $100,000 for more than one person injured in one accident, and not 

Ch. Art. 
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less than $5,000 with respect to any property damage. The insurance policy shall be 
maintained in full force and effect during the demolition and associated work on the 
structure and site. Proof of insurance acceptable to and approved by the Building Official 
shall be filed with the City of San Diego and shall provide that copies of all cancellation 
notices shall be sent to the City. The provisions of this section shall not be construed as 
limiting in any way the extent to which the permittee may be held responsible for the 
payment of damages. 

(c) Upon expiration of the Demolition/Removal Permit, the Building Official shall notify the 
permittee, owner, and surety that the Demolition/Removal Permit has expired. Service of the 
notice shall be made in accordance with ·the notice provisions of Municipal Code Chapter 1. 
Failure to do so~ however, shall not extend the permit nor otherwise validate an expired 
permit. 

(d) The permittee, owner, or surety may extend the permit in accordance with Section 129.0512. 

(e) If the permittee, owner, or surety fails to extend the Demolition/Removal Permit and the 
work is not completed, or if the permit is extended once and the work is not completed when 
the extended permit expires, a default shall be deemed to have occurred. 

(f) The Building Official shall, in accordance with the notice provisions of Municipal Code 
Chapter 1, notify the surety of the occurrence of a default. Upon notification, the surety shall 
be obligated to comply with the conditions of the bond that require timely obtainment of a 
Demolition/Removal Permit and timely completion of the work. 

§ 129.0510 Initial Utilization of a Demolition/Removal PermH 

A Demolition/Removal Permit shall become void if the work authorized and required by the 
permit has not begun within 60 calendar days of the date of permit issuance. 

§ 129.0511 Expiration of a DemoiHion!Removal Permit 

A Demolition/Removal Permit shall expire and become void if all the work authorized has not 
been completed and approved within 90 calendar days of the date of permit issuance. 

§ 129.0512 Extension of Time for a Demolition/Removal Permit 

Ch. Art. Div. 

(a) Before the expiration date of a Demolition/Removal Permit, a permittee may submit an 
application for an extension of time. 

(b) The Building Official may approve the extension of time for a Demolition/Removal Permit if 
the Official determines that circumstances beyond the control of the applicant prevented 
completion of the work. 

(c) The permit extension shall provide an additional60 calendar days, starting from the original 
permit expiration date, to complete the work authorized by the permit. 

(d) No additional extension of time shall be granted and if the work is not completed by the end 
of the extension of time a default shall be deemed to have occurred. 
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§ 129.0513 Required Inspection for a Demolition/Removal Permit 

All work authorized by a Demolition/Removal Permit shall be inspected by the Building Official 
in accordance with Section 129.0111 and the inspection requirements of the Land Development 
Manual. 

§ 129.0514 Notification of Default 

The Building Official shall notify the surety of the occurrence of a default in accordance with the 
notice provisions of Municipal Code Chapter 1. Upon notification, the surety shall be obligated 
to comply with the conditions of the bond that require timely obtainment of a 
Demolition/Removal Permit and timely completion of the work. 
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Article 9: Construction Permits 

Division 6: Grading Permit Procedures 

§ 129.0601 Purpose of Grading Permit Procedures 

The purpose of these procedures is to establish the process for review of Grading Permit 
applications for compliance with the regulations set forth in Chapter 14, Article 2, Division 1 and 
to protect persons, property and the environment. 

§ 129.0602 When a Grading Permit is Required 

A Grading Permit is required for the following work: 

(a) Any grading within open space easements or City-owned open space; 

(b) Any grading required for the restoration of unauthorized grading; 

(c) Any grading within the 1 00-year floodplain; 

(d) Any grading in accordance with a Grading Permit required as a condition of a development 
permit to assure compliance with the development permit conditions. 

(e) Any grading that includes the following conditions: 

(1) Excavation or fill that results in a slope with a gradient of 25 percent or greater ( 4 
horizontal feet to 1 vertical foot) and for which the depth or height at any point is more 
than 5 feet measured vertically at the face of the slope from the top of the slope to the 
bottom of the slope; 

(2) Excavation or fill for which the depth or height at any point from the lowest grade to 
the highest grade at any time during the proposed grading is more than 5 feet measured 
vertically; 

(3) Grading that creates manufactured slopes at a gradient exceeding that specified in 
Section 142.0133; 

(4) Grading for which the graded area is more than 1 acre; 

(5) Grading that adversely affects the existing drainage pattern by altering the drainage 
pattern, concentrating runoff; increasing the quantity of runoff, or increasing the 
velocity of runoff to adjacent properties; 

( 6) Placing fill material that contains more than 5 percent, by volume, of broken concrete, 
asphalt, masonry, or construction debris; 

(7) Placingji/l material that bas any piece larger than 12 inches in any direction; or 

(8) Grading that includes blasting or other use of explosives. 

(f) Any grading work on a property that contains a historical resource as described in Section 
143.0210. 
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§ 129.0603 Exemptions from Requirement for a Grading Permit 

A Gfading Permit is not required for the work listed below unless section 129.0602 requires 
otherwise. 

(a) Excavation below finished grade for the basement or footing of a building, for a retaining 
wall, or for any other structure authorized by a valid Building Permit provided that the 
excavated material is disposed of at a legal disposal site in a safe and sanitary manner. This 
paragraph shall not exempt any fill made with material from the excavation that exceeds 
thresholds established in Section 129.0602. 

(b) The deposit of material in any disposal area operated or licensed by the City where the 
operation and conduct thereof does not block or divert any natural drainage way, affect the 
lateral support of, or unduly increase the stresses in or pressures upon any adjacent or 
contiguous property. 

(c) Gravel pits, mines, quarries, or the processing and stockpiling of soil, rock and gravel, 
aggregate, or clay where these operations are conducted in accordance with an approved 
Conditional Use Permit, and where the operation does not block or divert any natural 
drainage way, affect the lateral support of, or unduly increase the stresses in or pressures 
upon any adjacent or contiguous property. This paragraph shall not exempt grading work 
required by an approved restoration plan. 

(d) Any operation in which grading is routinely conducted as an integral process to the 

• 

operation in accordance with an approved Conditional Use Permit, where the operation does • 
not block or divert any natural drainage way, affect the lateral support of, or unduly increase 
the stresses in or pressures upon any adjacent or contiguous property. · 

(e) Excavation or fill performed by a governmental agency or public utility, or the contractor of 
either, in connection with the construction of roadways, pipelines, or utility lines within their 
rights-of-way. 

(f) Subsurface exploration activity which shall be restored to the pre-existing grade. 

(g) Agricultural grading in the agricultural zones. 

(h) Excavation for individual cemetery graves, provided that the operation of the cemetery is 
conducted in accordance with an approved conditional use permit. 

(i) Drilling of wells. 

§ 129.0610 How to Apply for a Grading Permit 

An application for a Grading Permit shall be submitted in accordance with Sections 112.0102 and 
129.0105. The submittal requirements for Grading Permits including geotechnical reports are 
listed in the Land Development Manual. 

§ 129.0620 Qualifications to Prepare Plans and Perform Construction Work for Grading 

Ch. Art. Div. 

The preparation of plans for, and the construction of, grading work regulated by this division 
shall be.performed only by persons with the following qualifications: 

(a) Grading plans required by this division shall be prepared by professionals as licensed and 

i12i 9:6-

• 



• 

• 

• 

,... Chapter 12: Land Development Reviews Final Draft - 09/05/97 

§ 129.0620 
Cont'd 

allowed by the California Business and Professions Code; 

(b) Geotechnical reports required for work authorized under this division shall be prepared by 
professionals as licensed and allowed by the California Business and Professions Code and 
as specified in Land Development Manual; 

(c) Drainage reports required for work authorized under this division shall be prepared by a civil 
engineer; 

(d) Landscaping plans for revegetation or planting in public rights-of-way required for work 
authorized under this division shall be prepared by a landscape architect or other professional 
as licensed and authorized by the California Business and Professions Code; and 

(e) All grading and construction work required by this division shall be performed by a 
contractor licensed by the State of California except that any person owning property that is 
or will be that person's primary residence may perform grading on that property and any 
grading authorized by a Grading Permit as a result of application by a public utility may be 
performed by the public utility. 

§ 129.0630 Decision Process for Grading Permits 

§ 129.0641 

(a) A decision on an application for a Grading Permit shall be made in accordance with Process 
One. 

(b) A Grading Permit shall be approved if the proposed work is consistent with the Municipal 
Code, applicable development standards, and any development permits approved for that 
project 

Issuance of a Grading Permit 

(a) An approved Grading Permit shall be issued after the prescribed fees have been paid, the 
required insurance has been guaranteed, and the prescribed bond has been posted. 

(b) The applicant shall not begin any work, construction, or use on the property that will be 
authorized by a Grading Permit until the required permit has been issued. 

(c) A Grading Permit shall not be issued for a development that requires a development permit 
until the development permit has been issued. 

§ 129.0642 Initial Utilization of a Grading Permit 

A Grading Permit shall become void if the work authorized by the permit had not begun within 
180 calendar days of the date of permit issuance. 

§ 129.0643 Maintaining Utilization of Grading Permit 

A Grading Permit shall become void if, at any time after the work has begun, the grading or other 
work authorized by the Grading Permit is suspended or abandoned for a continuous period of 180 
calendar days . 
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§ 129.0650 Expiration of a Grading Permit 

(a) A Grading Permit shall expire by limitation and become void 24 months after the date of 
permit issuance, unless an exception is granted in one of the following ways: 

(1) At the time of permit issuance, the City Manager may approve an expiration date 
exceeding 24 months if the permittee can demonstrate that the complexity or size of the 
project makes completion of the project within 24 months unreasonable. The expiration 
date for the Grading Permit shall be specified on the permit; or 

(2) A Grading Permit issued a.S part of a subdivision improvement agreement shall expire in 
accordance with the terms of that agreement. 

(b) If the grading or work authorized by a Grading Permit has not received final inspection 
approval by the permit expiration date, all work shall stop until a new permit is issued. 

§ 129.0651 Extension of Time for a Grading PerrnH 

(a) A permittee may submit an application for an extension of time to the City before, but no 
earlier than 60 calendar days before, the expiration date of the Grading Permit. The City 
Manager may extend the Grading Permit for a period not exceeding 180 calendar days if the 
City Manager determines that circumstances beyond the control of the permittee prevented 
completion of the work. A Grading Permit shall not be extended more than once except as 
provided in Section 129.065l(d). 

(b) If an application for an extension of time has been submitted before the expiration date of the 
Grading Permit and in accordance with this section, the existing permit shall automatically 
be extended until the City Manager has made a decision on the application for an extension. 

(c) If the Grading Permit has expired before an application is submitted for an extension of time, 
an extension shall not be granted. To proceed with the same development, a new application 
shall be required and the application is treated as a new application. 

(d) If an extension of time has been previously approved in accordance with Section 
129.0651(a}, the City Manager may extend the expiration of the Grading Permit one 
additional time if the City Manager finds the following: 

{1) There has not been a significant change in the regulations applicable to the site since the 
date of permit issuance; 

{2) The additional extension is in the public interest; and 

{3) Circumstances beyond the control of the applicant prevented the authorized work from 
proceeding. 

§ 129.0652 Construction Change to a Grading Permit 

Ch. Art. Div. 

(a) Proposed construction change to a Grading Permit must be approved before commencement 
of the construction change. A decision on a construction change shall be made in 
accordance with Section 129.0630. 

(b) A proposed construction change to a Grading Permit that was approved in conjunction with 
another permit or map may be approved if the proposed change is in substantial 
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conformance with the other approved permit or map. If the proposed change is not in 
substantial conformance with the other approved permit or map, the other permit or map 
must be amended before consideration of the construction change. 

§ 129.0660 Inspection of Grading 

All grading operations authorized by a Grading Permit shall be inspected by the City Engineer in 
accordance with Section 129.0111 and the inspection requirements of the Land Development 
Manual. Professional inspection of grading operations shall be provided by the Engineer of 
Record as designated by the permittee. 

§ 129.0661 Designation of Engineer of Record 

§ 129.0670 

(a) The permittee shall retain and designate an Engineer of Record for each area of technical 
expertise needed to provide professional inspection services as required by the City Engineer 
and described in the Land Development Manual. 

(b) If an Engineer of Record is changed during grading, the work shall be stopped until the 
replacement Engineer has agreed in writing to accept responsibility within the area of 
technical competence for approval upon completion of the work. The permittee is 
responsible for notifying the City Engineer in writing of any change before grading resumes. 

Completion of Grading 

The permittee shall notify the City Engineer when the grading operation is ready for fmal 
inspection. Final approval shall not be given until all work, including installation of all drainage 
facilities and their protection devices, and all erosion.control measures have been completed in 
accordance with the final approved grading plan and the As·Graded Reports have been submitted 
and approved by the City Engineer in accordance with standards established in the Land 
Development Manual. If the grading is for creating building pads, a Building Permit shall not be 
issued until the grading is completed by the permittee and approved by the City. 

Ch. Art. Div. 
-12t 9 I 6 MA 



• 

• 

• 

)>- Chapter 12: Land Development Reviews Final Draft - 09/05197 

Article 9: Construction Permits 

Division 7: Public Right-of-Way Permits 

§ 129.0701 Purpose of Public Right-of-Way Permit Procedures 

The purpose of these procedures is to establish the process for review of Public Right-of-Way 
Permit applications for compliance with the regulations set forth in Chapter 5, Article 4 and 
Chapter 6, Article 2 and to protect the public health, safety, and welfare. 

§ 129.0702 When a Public Right-of-Way Permit Is Required 

(a) A Public Right-of-Way Permit is required for the following: 

(l) The private construction of public improvements; 

(2) The construction of privately owned structures or facilities in the public right-of-way to 
be maintained by the adjacent property owner; 

(3) Any construction activity within a public right-of-way as required by Municipal Code 
Sections 54.0116 and 54.0117; 

( 4) The moving of any vehicle, load, trailer, or combination thereof, that exceeds the 
height, width, length, size, or weight of vehicle or load limitations provided in 
California Vehicle Code Division 15, over or across any public right-of-way under the 
jurisdiction of the City; 

(5) The planting of any tree, shrub, or plant in the public right-of-way; and 

( 6) The trimming, cutting, removal, destruction, defacing, or in any other way injuring or 
endangering, of any tree, shrub, or plant growing in the public right-of-way; 

(b) The City Manager may waive the requirement for a Public Right-of-Way Permit as provided 
in the Land Development Manual. 

· § 129.0703 Exemptions from Requirement for a Public Right-of-Way Permit 

§ 129.0710 

A Public Right-of-Way Permit is not required for the following work if pedestrian or vehicular 
access will not be impeded: 

(a) The installation of underground irrigation systems in the parkway that will be maintained by 
the fronting property owner; and 

(b) The installation of landscaping in the parkway that is less than 30 inches high and will be 
maintained by the adjacent property owner. 

How to Apply for a Public Right-of-Way Permit 

An application for a Public Right-of-Way Pennit shall be submitted in accordance with Sections 
112.0102 and 129.0105. The submittal requirements for Public Right-of-Way Permits are listed 
in the Land Development Manual . 

Ch. 
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§ 129.0720 Qualifications to Prepare Plans and Perform Construction Work in the Public 
Right-of-Way 

The preparation of plans for, and the construction of, work regulated by this division shall only be 
performed by persons with the following qualifications: 

(a) Public Improvement Plans required for work authorized under this division shall be prepared 
by a civil engineer licensed by the State of California; 

(b) Geotechnical reports required for work authorized under this division shall be prepared by 
professionals as licensed and allowed by the California Business and Professions Code and 
as specified in Land Development Manual; 

(c) Drainage reports required for work authorized under this division shall be prepared by a civil 
engineer licensed by the State of California; 

(d) Grading plans required by this division shall be prepared by professionals as licensed and 
allowed by the California Business and Professions Code; 

(e) Landscaping plans for revegetation or planting in public rights-of-way required for work 
authorized under this division shall be prepared by a landscape architect or other professional 
as licensed and authorized by the California Business and Professions Code; and 

(f) All construction work required by this division shall be performed by a contractor licensed 

• 

by the State of California except that any person owning property that is or will be that • 
person's primary residence may perform grading on that property and any construction work 
authorized by a Public Right-of-Way Permit as a result of application by a public utility may 
be performed by the public utility. 

§ 129.0730 Decision Process for Public Right-of-Way Permits 

A decision on an application for a Public Right-of-Way Permit shall be made in accordance with 
Process One. A Public Right-of-Way Permit shall be approved if the proposed work is consistent 
with the Municipal Code, applicable development standards, and any development permits 
approved for that project. 

§ 129.0741 Issuance of a Public Right-of-Way Permit 

(a) A Public Right-of-Way Permit may be issued after the construction plans have been 
approved by the City Engineer, the prescribed fees have been paid, the required insurance 
has been guaranteed, and the required bond has been posted. 

(b) A Public Right-of-Way Permit shall not be issued for a development that requires a 
development permit until the development permit has been isssued. 

§ 129.0742 Commencement of Work Within a Public Right-of-Way 

Ch. Art. Div. 

(a) The applicant shall not begin any work, construction, or use within the public right-of way 
that will be authorized by a Public Right-of-Way Permit until the required permit has been 
issued. 
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§ 129.0742 
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(b) Work within the public right-of-way shall be performed only during the dates and hours 
specified in the permit or on the approved traffic control plans. 

§ 129.0743 Initial Utilization of a Public Right-of-Way Permit 

A Public Right-of-Way Permit shall become void if the work authorized by the permit has not 
begun within 180 calendar days of the date of permit issuance. 

§ 129.0744 Maintaining Utilization of a Public Right-of-Way Permit 

A Public Right-of-Way Permit" shall become void if, at any time after the work has begun, the 
work authorized by the permit is suspended or abandoned for a period of 180 calendar days. 

§ 129.0750 Expiration of a Public Right-of-Way Permit 

(a) A Public Right-of-Way Permit shall expire by limitation and become void 24 months after 
the date of permit issuance, unless an exception is granted in one of the following ways: 

(1) At the time of permit issuance, the City Manager may approve an expiration date 
exceeding 24 months if the permittee can demonstrate that the complexity or size of the 
project makes completion of the project within 24 months unreasonable. The expiration 
date for the Public Right-of-Way Permit shall be specified on the permit; or 

(2) A Public Right-of-Way Permit issued as part of a subdivision improvement agreement . 
shall expire in accordance with the terms of that agreement. 

• (b) If the work authorized by a Public Right-of-Way Permit has not received fmal inspection 

I 

approval by the permit expiration date, all work shall stop until a new permit is issued. 

§ 129.0751 Extension of Time for a Public Right-of-Way Permit 

The expiration date for a Public Right-of-Way Permit may be extended as follows: 

(a) An application for an extension of time shall be filed with the City Manager before, but no 
earlier than 60 calendar days before, the permit expiration date. The City Manager may 
extend the Public Right-of-Way Permit for a period not exceeding 180 calendar days if the 
City Manager determines that circumstances beyond the control of the permittee prevented 
completion of the work. A Public Right-of-Way Permit shall not be extended more than 
once except as provided in Section 129.075l(d). 

(b) If an application for an extension of time has been submitted by the expiration date, and in 
accordance with this section, the existing Public Right-of-Way Permit shall automatically be 
extended until the City Manager has made a decision on the application for an extension. 

(c) If a Public Right-of-Way Permit expires before an application is submitted for an extension 
of time, an extension shall not be granted. To proceed with the same development, a new 
application is required and the application shall be treated as a new application. 

(d) If an extension of time has been previously approved in accordance with Section 
129.075l(a), the City Manager may extend the expiration of a Public Right-of-Way Permit 
one additional time if the City Manager fmds the following: 

Ch. Art. 
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(1) There has not been a significant change in the regulations applicable to the site since the 
date of permit issuance; 

(2) The additional extension is in the public interest; and 

(3) Circumstances beyond the control of the applicant prevented the authorized work from 
proceeding. 

§ 129.0752 Construction Change to a Public Right-of-Way Pennit 

(a) A proposed construction change to a Public Right-of-Way Permit must be approved before 
the commencement of the construction change. A decision on a construction change shall be 
made in accordance with Section 129.0730. 

(b) A proposed construction change to a Public Right-of-Way Permit that was approved in 
conjunction with another permit or map may be approved only if the proposed change is in 
substantial conformance with the other approved permit or map. If the proposed change is 
not in substantial conformance with the other approved permit or map, the other permit or 
map must be amended before consideration of the construction change. 

§ 129.0760 Inspection of Work In the Public Right-of-Way 

All work in the public right-of-way that is authorized by a Public Right-of-Way Permit shall be 
inspected by the City Engineer in accordance with Section 129.0111 and the inspection 
requirements of the Land Development Manual. Professional inspection in accordance with 
Section 129.0761 shall be provided by the Engineer of Record as designated by the permittee. 

§ 129.0761 Designation of Engineer of Record 

(a) The permittee shall retain and designate an Engineer of Record for each area of technical 
expertise needed to provide professional inspection services as required by the City Engineer 
and described in the Land Development Manual. 

(b) If an Engineer of Record is changed, the work shall be stopped until the replacement 
Engineer has agreed in writing to accept responsibility as Engineer of Record. The permittee 
is responsible for notifying the City Engineer in writing of any change before work resumes. 

§ 129.ono Completion of Work 

Ch. M. Div. 

The permittee shall notify the City Engineer when the work is ready for final inspection. Final 
approval shall not be given until all work has been completed in accordance with the final 
approved plans and the as-built plans and As-Graded Reports have been submitted to and 
approved by the City Engineer in accordance with standards established in the Land Development 
Manual. If the work in the public right-of-way is a requirement for a Building Permit, the 
Certificate of Occupancy shall not be issued until the work is completed by the permittee and 
approved by the City. 
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Article 9: Construction Permits 

Division 8: Sign Permit Procedures 

§ 129.0801 Purpose of Sign Permit Procedures 

The purpose of these procedures is to establish the process for review of Sign Pennit applications 
for proposed signs in the City. 

§ 129.0802 When a Sign Permit Is Required 

A Sign Permit is required for the installation or alteration of any sign, except for those signs 
specifically exempted in Section 129.0803. Sign Pennit Stickers are required for each sign. The 
sticker is applicable to one sign at one location only, and is transferable to a new owner or lessee. 

§ 129.0803 Exemptions from a Sign Permit 

A Sign Permit is not required for the following signs or activities: 

( 1) Changing the copy of a sign or maintenance of a sign that does not involve structural or 
electrical changes; 

(2) Interior signs, except for theater lobby signs; 

(3) Public utility and safety signs that are required by law; 

(4) Signs that are required by law, other than public utility and safety signs, that do not exceed 
the minimum dimensions specified by law; 

( 5) Real estate signs that are not illuminated; 

( 6) Construction site signs that are not illuminated; 

(7) Nameplate identification signs and combination name plates and address signs with letters 
that do not exceed 3 inches in height, are not illuminated, and do not exceed 4 square feet in 
area; 

(8) Accessory warning signs that provide warnings such as "no parking," "watch dogs," and 
"security service" that are not illuminated, do not exceed 12 square feet in area, and do not 
project over a public right-of-way; 

(9) Window signs; 

(10) Signs required by the Fire Department to designate fire lanes; 

(11) Tablets, memorials, and cornerstones that are built into the walls of a building, and provide 
information such as the name of the building and the date of construction; 

(12) Bulletin boards for charitable or religious organizations provided that the signs do not exceed 
16 square feet in area, do not project over a public right-of-way, and are not illuminated; and 

(13) Temporary on-site banners, streamers, and pennants. 
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§ 129.0804 General Rules for Sign Permits 

(a) A separate Sign Permit is required for each sign on a premises. 

(b) A Sign Permit will include authorization for any electrical work within the sign. If a 
structural or electrical engineering analysis is required for a structure because of the 
proposed sign, the analysis must be approved by the Building Official. 

(c) If the installation of a sign requires modification of a structure, a Building Permit may also 
be required. 

(d) A Sign Permit shall not be issued if there is a previously conforming sign, or a sign on the 
premises that is in violation of Chapter 14, Article 2, Division 12 (Sign Regulations). The 
Sign Permit shall not be issued until any violation or previously conforming sign is either 
removed or brought into conformance with Chapter 14, Article 2, Division 12. 

(e) A Sign Permit Sticker will be issued for each sign for which a Sign Permit is issued. Each 
sticker is applicable to only one sign and for only the location specified in the permit. The 
sticker is not transferable nom one sign to another; however, the sticker is transferable to a 
new owner or lessee. Stickers must be maintained in a legible state. 

§ 129.0805 How to Apply for a Sign Permit 

(a) An applicant for a Sign Permit shall file an application for one or more permits as required 
in accordance with Sections 112.0102 and 129.0105. 

§ 129.0806 Sign Permit Fees 

(a) A fee for each Sign Permit application shall be paid at the time of application. Fees for Sign 
Permits shall be paid in accordance with the schedule of fees established by resolution of the 
City Council and filed in the office of the City Clerk. 

(b) The City Manager is authorized to issue refunds for all of a portion of the fees, in the event 
that the work authorized by the Sign Permit has not been performed and no inspections have 
been made. The refund will be issued within 90 calendar days from the date of permit 
issuance. Before a refund is issued, the applicant shall return the permittee's copy of the 
issued permit and the Sign Permit Sticker. 

§ 129.0807 Decision Process for Sign Permits 

A decision on a Sign Permit application shall be made in accordance with Process One. The Sign 
Permit shall be approved if the decision maker finds that the work described in the permit 
application, specifications, and any other required data complies with the requirements of the 
Land Development Code. 

§ 129.0808 Issuance of a Sign Permit 

Ch. Art. Div. 
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(a) The Sign Permit may be issued after all approvals have been obtained and all required fees 
have been paid. 

(b) A Sign Permit shall not be issued for any sign that requires a development permit until the 
development permit has been issued. 

• 

• 



• 

• 

I 

~ Chapter 12: Land Development Reviews Final Draft - 09/05/97 

§ 129.0809 Initial Utilization of a Sign Permit 

A Sign Permit shall become void if the work authorized by the permit has not begun within 180 
calendar days of the date of permit issuance. If a Sign Permit becomes void before the 
authorized work has begun, the applicant shall apply for a new permit and shall pay the full 
permit fee. 

§ 129.0810 Maintaining Utilization of a Sign Permit 

A Sign Permit shall become void if the work that is authorized by the permit has begun, but is 
suspended or abandoned for a period of 180 calendar days. If the work is suspended or 
abandoned for 180 calendar days, a new permit application is required. The permit fee shall be 
one-\half the standard permit fee, provided that no change has been made to the original plans and 
that the work has not been abandoned or suspended for more than one year. 

§ 129.0811 Expiration of a Sign Permit 

§ 129.0812 

A Sign Permit shall expire by limitation and become void 24 months after the date of permit 
issuance. If the work authorized by the Sign Permit has not been completed and has not received 
final inspection approval by the permit expiration date, all work shall stop until a new permit is 
issued. If a Sign Permit expires, a new permit application, with the full permit fee, is required. 

Extension of Time for a Sign Permit 

(a) Before the expiration date of a Sign Permit, a permittee may submit a written application for 
an extension of time. The City Manager may extend a Sign Permit for a period not 
exceeding 180 calendar days if the City Manager determines that, based on evidence 
provided by the permittee, circumstances beyond the control of the permittee prevented 
completion of the work. 

(b) A Sign Permit may not be extended more than two times. 

(c) A Sign Permit that has expired shall not be eligible to receive an extension of time. 

§ 129.0813 Sign Permit Inspections 

All work authorized by a Sign Permit shall be inspected in accordance with Section 129.0111 and 
the inspection requirements of the Land Development Manual. 

§ 129.0814 Temporary Sign Permits 

{a) Temporary Sign Permits for temporary signs expire 1 year from the date of issuance and may 
be renewed on a yearly basis with payment of fees as required by schedule of fees 
established by the City Council. 

(b) Temporary Sign Permits for holiday decorations shall expire 20 calendar days after the 
holiday to which they pertain. 

Ch. Arl. 
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Article 1 : Base Zones 

Division 1 : General Rules for Base Zones 

§ 1131.0101 Purpose of Base Zones 

The purpose of this article is to establish base zones to help ensure that land uses within the City 
are properly located and that adequate space is provided for each type of development identified. 
Base zones are intended to regulate uses; to minimize the adverse impacts of these uses; to 
regulate the zone density and intensity; to regulate the size ofbuildings; and to classify, regulate, 
and address the relationships of uses of land and buildings. 

§ 131.0102 Amendments to Base Zones 

On the effective date of Ordinance 0-_, (date) all zones that were established in Municipal 
Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base zones 
established in Chapter 13, Article 1, Divisions 1 through 6. 

§ 1131.0103 Official Zoning Maps 

§ 131.0110 

(a) Base zones are represented on the Official Zoning Maps to be prepared by the City. The 
Official Zoning Maps shall be identified as an exhibit accompanying the ordinance that the 
City Council approves for any zoning or rezoning action. The Official Zoning Maps are the 
authority for identifying the boundary of any application of a base zone. 

(b) Where uncertainty exists with respect to the boundaries of zones shown on the Official 
Zoning Maps the following rules shall apply: 

(1) Where a zone boundary follows a lot line, the lot line shall be the boundary. 

(2) Where a zone boundary follows a public street, the centerline of the street shall be the 
boundary. 

(3) Where any unzoned public right-of-way is officially vacated or abandoned, the zone 
boundary applied to abutting property shall be the centerline of the vacated or 
abandoned public right-of-way. 

( 4) Where a zone boundary divides a lot or parcel, the location of the boundary shall be 
determined by the scale contained on the Official Zoning Map. 

( 5) Where there is an obvious mistake that can be corrected by reference to documents on 
file or by reference to the legislative record, the City Manager may identify the zone 
boundary. 

Determination of Use Category and Subcategory 

(a) A use shall be identified as belonging to a use category and use subcategory based upon the 
descriptions in Section 131.0112 and the facility needs and operational characteristics of the 
use including type of use, intensity of use, and development characteristics of use. The Use 
Regulations Tables in the base zones shall be used to determine in which base zones the use 
is permitted. If a particular use could meet the description of more than one use subcategory, 
the subcategory with the most direct relationship to the specific use shall apply. The City 
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Manager shall identify a particular uses's category and subcategory upon request of an 
applicant or a property owner. 

(b) If the applicant or property owner disputes the City Manager's determination, the City 
Manager may place the question of the appropriate use category and use subcategory for that 
particular use on the Planning Commission's agenda. The City Manager shall present the 
factors used in the determination and the position of the applicant or property owner. The 
Planning Commission shall recommend to the City Manager its interpretation of the 
appropriate u8e category or use subcategory for the particular use. 

(c) If an appropriate use category and use subcategory cannot be determined for a specific use 
by referring to the Use Regulations Tables, an amendment to the Use Regulations Table may 
be initiated in accordance with Chapter 12, Article 3, Division 1 (Zoning and Rezoning 
Procedures). 

§ 131.0111 Grouping of Use Categories 

For the purpose of determining applicable development regulations, use categories shall be 
grouped according to the following: 

(a) Any use within the open space use category is considered an open space use or open space 
development. 

(b) Any use within the agricultural use category is considered an agricultural use or agricultural 
development. 

(c) Any use within the residential use category is considered a residential use or residential 
development. 

(d) Any use within the institutional, retail sales, commercial services, offices, and vehicle and 
vehicular equipment sales and services categories is considered a commercial use or 
commercial development. 

(e) Any use within the wholesale, distribution, storage, and industrial categories is considered an 
industrial use or industrial development. 

§ 131.0112 Descriptions of Use categories and Subcategories 

(a) The following are descriptions of each use category and subcategory found in the Use 
Regulations Tables of each base zone. These descriptions shall be used to classify specific 
uses into use subcategories for the purpose of determining applicable use regulations, in 
accordance with Section 131.0110. A description of separately regulated uses is located in 
Section 131.0112(b). 

(1) Open Space Use Category 
This category includes uses that may occur on land that has been identified for public 
recreational uses or to be left in a generally natural state. The open space subcategories 
are: 

(A) Active Recreation --Public park facilities that require major land development for 
installation, require a high level of maintenance, and can accommodate large 
assemblages of people. 

(B) Natural Resources Preservation-- Undeveloped land left in a natural state for specific 

• 

• 

• 
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use as visual open space or environmental mitigation. 

(C) Park Maintenance Facilities- Major structures or facilities used in conjunction with the 
maintenance of public parks. 

(D) Passive Recreation --Recreational facilities associated with pastimes that are incidental 
to natural open space. These facilities require minor land development for installation, 
require minimum maintenance, do not attract large assemblages of people, and have 
little impact on natural open space. 

(2) Agriculture Use Category 
This category includes uses that involve the raising and harvesting of crops, the raising of 
animals, and the processing of plant and animal by-products. The agriculture subcategories 
are: 

(A) Agricultural Processing- Uses related to the processing or preparation of crops, 
animals, or animal by-products grown or raised on the same premises for consumption 
or transportation to marketS. 

(B) Aquaculture Facilities-- Uses that grow plants and animals in a water medium, either 
indoors or outdoors. 

(C) Dairies-- Uses related to the milking of livestock and processing milk for consumption 
or transportation to markets. 

(D) Horticulture Nurseries and Greenhouses- Uses that propagate and grow plants in 
containers or in the ground and the associated sales of those plants. 

(E) Raising and Harvesting of Crops- Uses that involve the planting, maintaining, and 
harvesting of crops for consumption or for commercial purposes. 

(F) Raising, Maintaining, and Keeping of Anima1s -Uses that involve the feeding, 
housing, and maintenance of animals for private or commercial purposes. 

(3) Residential Use Category 
This category includes uses that provide living accommodations for one or more persons. 
The residential subcategories are: 

(A) Group Living Accommodations -- Dwellings where multiple residents share living 
accommodations and facilities and where meals or other services are provided. 

(B) Mobilehome Parks -A premises with two or more mobilehomes used as dwelling units 
other than companion units or employee housing. 

(C) Multiple Dwelling Units- Dwelling units where more than one dwelling unit is located 
on a single lot. Multiple dwelling units do not include uses allowed in single dwelling 
unit zones. 

(D) Single Dwelling Units- Dwelling units where no more than one dwelling unit is 
located on a lot, usually detached, and occupied by a single household unit. 

(4) Institutional Use Category 
This category includes uses that provide unique services that are of benefit to society as a 
whole. All of the uses in this use category are separately regulated uses. See Section 
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131.0112(b). 

(5) Retail Sales Use Category 
This category includes uses involving the sale, lease or rental of new or used goods to the 
general public. The retail sales subcategories are: 

(A) Building Supplies and Equipment-- Uses that provide goods to repair, maintain, or 
visually enhance a structure or premises. 

(B) Consumer Goods, Furniture, Appliances, and Equipment - Uses that provide 
goods, large and small, functional and decorative, for use, entertainment, comfort, 
or aesthetics. 

(C) Food, Beverages, and Groceries -Uses that provide food for consumption off of 
the premises. 

(D) Pets and Pet Supplies-- Uses that provide household pets and pet supplies for sale; 
grooming services. 

(E) Sundries, Pharmaceuticals, and Convenience Sales - Uses that provide goods for 
personal grooming and for the day-to-day maintenance of personal health and well
being. 

(F) Wearing Apparel and Accessories- Uses that provide goods to cover, protect, or 
visually enhance the human form. 

• 

(6) Commercial Services Use Category • 
This category includes uses that provide for consumer or business services, for the 
repair and maintenance of a wide variety of products, and for entertainment. The 
commercial services subcategories are: 

(A) Building Services -- Uses that provide maintenance and repair services for all 
structural and mechanical elements of structures, as well as the exterior spaces of a 
premises. 

(B) Business Support -Uses that provide personnel services, printing, copying, and 
photographic services, or communication services. 

(C) Eating and Drinking Establishments- Uses that prepare or serve food or 
beverages for consumption on or off the premises. 

(D) Financial Institutions- Uses related to the exchange, lending, borrowing, and safe
keeping of money. 

(E) Funeral and Morturary Services -Uses that provide services related to the death of 
a human. 

(F) Maintenance and Repair- Uses that provide maintenance, cleaning and repair 
services for consumer goods. 

(G) Off-Site Services -Uses that provide for deliveries of a wide variety of products 
and that provide services that are used at a location separate from the business • 
providing the delivery or service. 
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(H) Personal Services -Uses that provide a variety of services associated with 
personal grooming and the maintenance of health and well-being. 

(I) Assembly and Entertainment --Uses that provide gathering places for large 
numbers of people for recreation, physical fitness, entertainment, or other 
assembly. 

(J) Radio and Television Studios-- Uses that provide for the production, recording, 
and broadcasting of radio and television shows and motion pictures. 

(K.) Visitor Accommodations - Uses that provide lodging, or a combination of 
lodging, food, and entertainment, primarily to visitors and tourists. (Includes 
single room occupancy hotels.) 

(7) Office Use Category 
This category includes uses in an enclosed building that focus on business, government, 
professional, medical, or financial services. The offices subcategories are: 

(A) Business and Professional- Uses related to earning a livelihood through a 
commercial or mercantile endeavor or through the practice of a vocation requiring 
specialized training or education. 

(B) Government- Uses related to the administration of the regulations of local, state, 
or federal government. 

(C) Medical, Dental, and Health Practitioner- Uses related to diagnosis and treatment 
of human illness and physical malfunction that can be performed in an office 
setting. Medical and dental laboratories are included in this subcategory, unless 
otherwise indicated. 

(D) Regional and Corporate Headquarters- Uses related to the administration of large 
or geographically widespread businesses that may be located separately from the 
main activity of those businesses. 

(8) Vehicle and Vehicular Equipment Sales and Services Use Category 
This category includes uses that provide for the sale, rental, maintenance, or repair of 
new or used vehicles and equipment. The Vehicle and vehicular equipment sales and 
services subcategories are: 

(A) Commercial Vehicle Repair and Maintenance-- Uses that repair and maintain the 
mechanical components or the bodies of large trucks, mass transit vehicles, large 
construction or agricultural equipment, aircraft, or commercial boats. 

(B) Commercial Vehicle Sales and Rentals-- Uses that provide for the sale or rental of 
large trucks, mass transit vehicles, large construction or agricultural equipment, 
aircraft, or commercial boats. 

(C) Personal Vehicle Repair and Maintenance- Uses that repair the mechanical 
components or the bodies of autos, small trucks or vans, motorcycles, motor 
homes, or recreational vehicles including recreational boats or that wash, clean, or 
otherwise protect the exterior and interior surfaces of these vehicles . 

(D) Personal Vehicle Sales and Rentals-- Uses that provide for the sale or rental of 
new or used autos, small trucks or vans, motorcycles, motor homes, or recreational 
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vehicles including recreational boats. 

(E) Vehicle Equipment and Supplies Sales and Rentals- Uses related to the sale, 
lease, or rental of new or used parts, tools, or supplies for the purpose of repairing 
or maintaining vehicles, including distribution of products from the same premises 
that sells, leases, or rents them. 

(9) Wholesale, Distribution, Storage Use Category 
This categOry includes uses that provide and distribute goods in large quantities, 
especially to retail sales establishments. Long-term and short-term storage of 
commercial goods and personal items is included. The wholesale, distribution, storage 
subcategories are: 

(A) Equipment and Materials Storage Yards- Uses related to outdoor storage of large 
equipment or products or large quantities of materials. 

(B) Moving and Storage Facilities -Uses engaged in the moving of household or 
office furniture, appliances, and equipment from one location to another, including 
the temporary storage of those same items. 

(C) Warehouse- Uses engaged in long-term and short-term storage of goods in bulk 
as well as storage by individuals in separate storage compartments. 

(D) Wholesale Distribution-- Uses engaged in the bulk storage and distribution of 
goods. Wholesale showrooms are also included. 

• 

(1 0) Industrial Use Category • 
This category includes uses that produce goods from extracted and raw materials or 
from recyclable or previously prepared materials, including the design, storage, and 
handling of these products and the materials from which they are produced. The 
industrial subcategories are: 

(A) Heavy Manufacturing - Uses that process or treat materials for the fabrication of 
large base-sector products. Assembly of large equipment and machines is included 
in this subcategory as well as manufacturing uses that typically produce noise, 
dust, or other pollutants capable of harming or annoying adjacent uses. 

(B) Light Manufacturing -- Uses that process, fabricate, assemble, treat, or package 
finished parts or products without the use of explosive, petroleum or radioactive 
materials. (This subcategory does not include the assembly of large equipment and 
machinery.) 

(C) Marine Industry - Uses that produce, distribute, and store commercial marine 
vessels and equipment. 

(D) Research and Development- Uses engaged in scientific research and testing 
leading to the development of new products and processes. 

(E) Trucking and Transportation Terminals -Uses engaged in the dispatching and 
long-term or short-term storage of large vehicles. Minor repair and maintenance of 
vehicles stored on the premises is also included. 

(11) Signs Use Category • 
This category includes all structures that provide identification of businesses, products, 
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services, or sites. The sign subcategories are: 

Allowable Signs -- Structures that are placed on the ground, or on buildingfacades or 
roofs, whose sign copy identifies a business, a premises, activities on a premises, or 
direction to a premises. See Section 142.1205. 

(b) Separately regulated uses are uses that may or may not meet the description of a use 
subcategory but are listed separately from any subcategory because in some or all zones they 
are regulated differently from other uses. Each use category contains a list of separately 
regulated uses, some of which may meet the description of a use subcategory within the same 
or another category. The use regulations identified for the separately regulated use shall 
supersede the use regulations for the use subcategory that may match the particular use. 

§ 1131.0120 Applicable Overlay Zones in Base Zones 

In addition to the regulations of the base zones applied to property as described in this article, 
overlay zone regulations may also apply. Overlay zone regulations are located in Chapter 13, 
Article 2. 

§ 131.0125 Accessory Use Regulations for All Base Zones 

§ 131.0140 

(a) When the Use Regulations Table in any base zone identifies a use as a limited use or 
requiring a Neighborhood Use Permit or Conditional Use Permit, that use shall be subject to 
the same use regulations and use permit requirements whether or not the use is deemed a 
primary use or an accessory use on the premises . 

(b) A use that belongs in a subcategory where the subcategory is identified as not permitted in a 
particular base zone may be permitted as an accessory use in that zone, subject to all of the 
following requirements: 

(1) The use must meet the defmition of an accessory use, as specified in Section 113.0103; 

(2) The use must comply with any regulations applicable to that use in any other base zone 
in the same type of zone (open space, agricultural, residential, commercial, or 
industrial); 

(3) The floor area of a single accessory use shall not exceed 25 percent of the gross floor 
area of the structures on the premises; 

( 4) At least 51 percent of the gross floor area on the premises .shall be occupied by a 
primary use or combination of multiple allowed uses; 

(5) When a premises contains multiple tenants, the determination of accessory use shall be 
based on the gross floor area of the individual tenant. 

(c) A separately regulated use that is identified as not permitted in a particular zone is not 
permitted as an accessory use in that zone. 

Use of Yards and Landscaped Areas in All Base Zones 

The following regulations are related to other development regulations that are addressed in the 
Development Regulations Tables in each of the base zones and are applicable to all base zones. 
Except as specified by the applicable zone, yards and landscaped areas may be used only for the 
following items and purposes: 
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(b) Living landscape materials, or other landscape elements, constructed and installed to 
complement living landscape material, and not exceeding a height of 3 feet within front and 
street side yards. 

(c) Fences and walls as permitted in Chapter 14, Article 2, Division 3 (Fence Regulations). 

(d) Directional and other notification signs as permitted in Chapter 14, Article 2, Division 12 
(Sign Regulations). 

(e) Walkways and paved driveways consistent with zone standards and applicable parking and 
landscape regulations. 

(f) Items that the City Manager may determine to be necessary to accommodate a temporary 
period of construction, site modification, or equipment change, when there is evidence of 
frequent and diligent physical effort to complete work. 

(g) Parking in accordance with Section 142.0510. 

(h) Storage of items when screened in accordance with Chapter 14, Article 2, Division 11 
(Outdoor Storage and Display Regulations). 

• 

• 

• 
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Article 1 : Base Zones 

Division 2: Open Space Base Zones 

§ 131.0201 Purpose of Open Space Zones 

The purpose of the open space zones is to protect lands for outdoor recreation, education, and 
scenic and visual enjoyment; to control urban form and design; and to facilitate the preservation 
of environmentally sensitive lands. It is intended that these zones be applied to lands where the 
primary uses are parks or open space or to private land where development must be limited to 
implement open space policies of adopted land use plans or applicable federal and state 
regulations and to protect the public health, safety, and welfare. 

§ 131.0202 Purpose of the OP (Open Space-Park) Zones 

(a) The purpose of the OP zones is to be applied to public parks and facilities, once they are 
dedicated as park land pursuant to City Charter Section 55 in order to promote recreation and 
facilitate the implementation of land use plans. The uses permitted in these zones will 
provide for various types of recreational needs of the community. 

(b) The OP zones are differentiated based on the uses allowed as follows: 

• OP-1-1 allows developed, active parks 
• OP-2-1 allows parks for passive uses with some active uses 

§ 131.0204 Purpose of the OR (Open Space-Residential) Zones 

(a) The purpose of the OR zones is to preserve privately owned property that is designated as 
open space in a land use plan for such purposes as preservation of public health and safety, 
visual quality, sensitive biological resources, steep hillsides, and conrol of urban form, while 
retaining private development potential. These zones are also intended to help implement the 
habitat preservation goals of the City and the MHP A by applying development restrictions to 
lands wholly or partially within the boundaries of the MHP A. Development in these zones 
will be limited to help preserve the natural resource values and open space character of the 
land. 

(b) The OR zones are differentiated based on the uses allowed as follows: 

• OR-1-1 allows open space with limited private residential development 
• OR-1-2 allows open space with limited private residential development and to implement the 

MHPA 

§ 131.0205 Purpose of the OF (Open Space-Floodplain) Zone 

The purpose of the OF zone is to control development within floodplains to protect the public 
health, safety, and welfare and to minimize hazards due to flooding in areas identified by the 
FIRM on file with the City's floodplain administrator. It is the intent of the OF zone to preserve 

Ch. Art. Div . 

. ~~=:TT·~-~--



,.... Chapter 13: Zones Final Draft - 09/05197 

§ 131.0205 
Cont'd 

§ 131.0215 

the natural character of floodplains while permitting development that will not constitute a 
dangerous condition or an impediment to the flow of floodwaters. It is also the intent to minimize 
the expenditure of public money for costly flood control projects and to protect the functions and 
values of the floodplains relating to groundwater recharge, water quality, moderation of flood 
flows, wildlife movement, and habitat. 

Where Open Space Zones Apply 

On the effective date of Ordinance 0-___. all open space zones that were established in 
Municipal Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base 
zones established in this division, as shown in Table 131-02A 

Table 131..02A 
Open Space Zone Applicability 

Previous Chapter 1 o Open Space Zone Reptacec:l with New Open Space Zone Established by this Division 

Open Space Zone that Existed on Applicable Zone of this Division 

OS-OSP OP-2-1 

OS-P, OS-A OP-1-1 

FC,FW OF-1-1 

OS-TOR None 

No Existing Zone OC-1-1 

No Existing Zone OR-1-1 

No Existing Zone OR-1-2 

§ 131.0220 Use Regulations of Open Space Zones 

The regulations of Section 131.0222 apply in the open space zones unless otherwise specifically 
provided by footnotes indicated in Table 131-02B. The uses permitted in any zone may be 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14, Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). 

(a) Within the open space zones no structure or improvement, or portion thereof, shall be 
constructed, established, or altered nor shall any premises be used or maintained except for 
one or more of the purposes or activities listed in Table 131-02B. It is unlawful to establish, 
maintain, or use any premises for any purpose or activity inconsistent with this section or 
Section 131.0222. 

(b) All uses or activities permitted in the open space zones shall be conducted entirely within an 
enclosed building unless the use or activity is traditionally conducted outdoors. 

(c) Accessory uses in the open space zones may be permitted in accordance with Section 
131.0125. 

(d) Temporary uses may be permitted in the open space zones for a limited period of time with a 
Temporary Use Permit in accordance with Chapter 12, Article 3, Division 4 (Temporary Use 
Permit Procedures). 
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(e) For any use that cannot be readily classified, the City Manager shall detennine the 
appropriate use category and use subcategory pursuant to Section 131.0110. 

§ 131.0222 Use Regulations Table for Open Space Zones 

The uses allowed in the open space zones are shown in Table 131-02B. 

Symbol in 
Table 131.028 

Legend for Table 131-02B 

Description of Symbol 

p Use or use category is permitted. Regulations pertaining to a specific use may be 
referenced. 

L Use is permitted with limitations, which may include location limitations or the 
requirement for a use or development permit. Regulations are located in Chapter 14, 
Article 1 (Separately Regulated Use Regulations). 

N Neighborhood Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

c Conditional Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

Use or use category is not permitted. 

Table131.02B 
Use Regulations Table of Open Space Zones 

Use Categories/Subcategories Zone Designator Zones 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 1st& 2nd" OP- OC- OR111- OF-
and Separately Regulated Uses] 

3rd" 1- 2- 1- 1- 1-

4th» 1 1 1 1 1 2 1 

Open Space 

Active Recreation p pl~J - - pl'l 

Natural Resources Preservation p p p p p 

Park Maintenance Facilities p p<~J - - -
Passive Recreation p p p(ti) p{ti) p(ti) 

Agriculture 

Agricultural Processing - - - - pl::>) 

Aquaculture Facilities - - - p plfl 

Dairies - - - - -
Horticulture Nurseries & Greenhouses - - - - -
Raising & Harvesting of Crops - - - p p 

Raising, Maintaining & Keeping of Animals - - - p{4) p{4) 

Separately Regulated Agriculture Uses 

Ch. Art. Div. 
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Use categories/Subcategories 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 
and Separately Regulated Uses) 

Agricultural Equipment Repair Shops 

Commercial Stables 

Community Gardens 

Equestrian Show & Exhibition Facilities 

Zone Designator 

1st&2nd» 

3rd .. 

4th» 

Open Air Markets tor the Sale of AgricultUre-Related Products & 
Flowers 

Residential 

Group Uvlng Accommodations 

Mobllehome Parle$ 

Multiple Dwelling Units 

Single Dwelling Units 

Separately Regulated Residential Uses: 

Boarder & Lodger Accommodations 

Companion Units 

Employee Housing: 

6 or Fewer Employees 

12orFewerEmployees 

Greater than 12 Employees 

Fraternities, Sororities and Student Dormitories 

Garage, Yard, & Estate Sales 

Guest Quarters 

Home Occupations 

Housing for Senior Citizens 

Live/work Quarters 

Residential Care Facilities: 

6 or Fewer Persons 

7 or More Persons 

Transitional Housing: 

6 or Fewer Persons 

7 or More Persons 

VV~eperQuarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

1-

1 

. 

-
-

-
-

-
-

-
-

-

-

-
-
-
-
-
. 

-

-
-

-
-

. 

-
-

-
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OP· OC· ORlll_ OF-

2- 1- 1- 1· 
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c - c c 
N - N L 

. - - -
- - L L 

- - - -
- - - -
- - - -
- - p -

- - L -
- - c -

- - L(lU) . 

- - l(lU) -
- - - -
- - -
- - L -
- . N -
- - l -
- - - -
- - - -

- - p -
- - c -

- - p -

- . c -
- - - -

- - - -
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Use Categories/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 1st & 2nd" 
and Separately Regulated Uses] 

3rd" 

4th» 

Botanical Gardens & Arboretums 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facility 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities: 

Kindergarten Through Grade 12 

Colleges I Universities 

Vocational/ Trade Schools 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Historical Buildings Used for Purposes Not Otherwise Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing Facilities 

Interpretive Centers 

Museums 

Major Transmission, Relay, or Communications Switching Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet SUpplies 

Sundries, Pharmaceuticals, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses: 

Agriculture Related Supplies & Equipment 
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Zones 
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1- 2- 1- 1- 1-
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p p - - -
- - - - -
- - - c -

L L - L L 

c c - c c 
L L L L L 

- - - - -

- - - - -
- - - - -

- - - - -

- - - - -

p(2) - - - -
- - - - L 

- - - - -

- - - - -
- - - - -

- - - - -
- - - - -
p pl2) c - -

p - - - -
- - - - -
- - - - -

- - - - -

- - - - -

- - - - -
- - - - -

- - - - -

- - - - -

- - - - -
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Use Categories/Subcategories 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 
and Separately Regulated Uses] 

Alcoholic Beverage Outlets 

Plant Nurseries 

Zone Designator 

1st& 2nd .. 

3rd » 

4th" 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial Institutions 

Funeral & Mortuary Services 

Maintenance & Repair 

Off-site Services 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

Visitor Accommodations 

Separately Regulated Commercial Services Uses 

Adult Entertainment Establishments: 

.Adult Book Store 

Adult Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Motel 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

OP-

1-

1 

-
-
-

-

-
p\'l 

-
-
-

-
-

p\'l 

-

-

-
-
-
-

-
-
-
-
-
-
-

-

-
-
-
-
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Use categories/Subcategories Zone Designator 
. [See Section 131.0112 for an explanation and 

descriptions of the Use Categories, Subcategories, 1st& 2nd» 
and Separately Regulated Uses] 

3rd" 

4th" 

Camping Parks 

Child Care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting Residentially Zoned 
Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt Courses 

Helicopter Landing Facilities 

Instructional Studios 

Massage Establishments, Specialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

Outpatient Medical Clinics 

Parking Facilities as a primary use: 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal Organizations 

Privately Operat~door Recreation Facilities over 40,000 
square feet in size 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in Public-Right-of-Way 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recyc/ing Facility 

Small Construction & Demolition Debris Recycling Facility 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclables from Commercial & Industrial 
Traffic 

Large Processing Facility Accepting All Types of Traffic 
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Use Categories/SUbcategories Zone Designator 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 1st&2nd» 
and Separately Regulated Uses} 

3rd » 

4th" 

Small Processing Facility Accepting at Least 98% ofT ota1 
Annual Weight of Recyclables From Commercial & Industrial 
Traffic 

Small Processing Facility Accepting All Types of Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters that are outdoor or pver 5,000 square feet in size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business a Protessional 

Govemment 

Medical, Dental, & Health Practitioner 

Regional & Corporate Headquarters 

Separately Regulated Office UN$: 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & 8ervice 

Commercial Vehicle Repair a Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & Supplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment Sales & 
Service UN$: 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered Motor Vehicles 
as a Primary Use 

Wholesale, Distribution, Storage 

Equipment & Materials Storage Yards 

Moving & Storage FIICI/Ities 

Warehou&e$ 

Wholesale Distribution 
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Use Categories/Subcategories Zone Designator Zones 
[See Section 131.0112 for an explanation and 

1st& 2nd» OP- OC- OR111
- OF-descriptions of the Use Categories, Subcategories, 

and Separately Regulated Uses] 
3rd » 1- 2· 1- 1- 1-

4th» 1 1 1 1 1 2 1 

Separately Regulated Wholesale, Distribution, and Storage Uses: 

Impound Storage Yards - - . - -
Junk Yards - - - - . 

Temporary Construction Storage Yards Located Off-site - - - - -
Industrial 

Heavy Manufacturing - - - - -

Ught Manufacturing - - - - -
Marine Industry - - - - -
Research & Development - - - -
Trucking & Transportation Terminals - - - - -

Separately Regulated Industrial Uses: 

Hazardous Waste Research Facility - - - . 

Hazardous Waste Treatment Facility . - - - -

Marine Related Uses Within the Coastal Overlay Zone . - . . -
Mining and Extractive Industries - . . dill c 
Newspaper Publishing Plants . - - . 
Processing & Packaging of Plant Products & Animal By-Products . . - - -
Grown Off-Premises 

Very Heavy Industrial Uses - - . 

Wrecking & Dismantling of Motor Vehicles . - - - . 

Signs 

Allowable Signs p p p p p 

Separately Regulated Signs Uses: 

Community Identification Signs . - - - . 

Reallocation of Sign Area Allowance . - . . . 

Revolving Projecting Signs . . . . 

Signs with Automatic Changing Copy - - . . -
Theater Marquees . - . . -

Footnotes for Table 131-02B 

(I) All uses in the OR zone, except passive recreation and natural resource preservation, shall be 
located within the allowable development area in accordance with Section 131.0250. 

(
2

) This use is permitted only if consistent with an approved park general development plan or 
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master plan and is subject to any requirements identified in the plan. 

(3) The 40,000 square feet includes all indoor and outdoor areas that are devoted to the 
recreational use; it does not include customer parking areas. 

(
4

) Excluding the maintaining, raising, feeding, or keeping of swine. The maintaining, raising, 
feeding, or keeping of more than 10 domestic animals requires a premises of at least 5 acres. 

(S) Excluding storage of vehicles, containers, chemicals, and other items that may be hazards 
during or after a flood. 

(6) The City Manager will determine if a particular use is appropriate as a passive use in 
conformance with an approved development plan, park plan, or other plans applicable to the 
property. 

(
7
) No structures, except portable structures, are permitted within ajloodway. 

(&) This use is only allowed in the OR-1-2 zone subject to the regulations in Section 141.1001 
and the regulations in Chapter 14, Article 3,.Division 1 (Environmentally Sensitive Lands 
Regulations). 

(9) No driving ranges or night use are permitted within the MHPA. 

(lO) For housing 6 or fewer employees, see Section 141.0303 to determine which use regulations 
apply. 

§ 131.0230 Development Regulations of Open Space Zones 

(a) Within the open space zones no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 
13, Article 2 (Overlay Zones) and Chapter 14 (General Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A. 

(c) The regulations in this division apply to all development in the open space base zones 
whether or not a permit or other approval is required except where specifically identified. 

§ 131.0231 Development Regulations Table for Open Space Zones 

Ch. 

: 13 

The following development regulations apply in the open space zones as shown in Table 
131-02C. 

• 

• 
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Table 131..02C 
Development Regulations of Open Space Zones 

Development Regulations Zone Designator Zones 

1st& 2nd» OP- OC- OR-

3rd » 1- I 2· 1- 1- 1-

4th .. 1 1 1 2 

Max Permitted Residential Density (DU Per Lot) -- -- 1(<::) 1 (l:>) 

Min Lot Area (ac) -- -- 10 10 

Allowable Development Area (%) - -- 25(::!) 25{4) 

Min Lot Dimensions 

Lot Width (ft) .. - 200 200 

Street Frontage (ft) - -- 200 200 

Lot Depth (ft) .. -- 200 200 

Setback Requirements 

Min Front Setback(ft) .. .. 25 25 

Min Side Setback (ft) - -· 20 20 

Min Rear Setback (ft) -- -- 25 25 

Max Structure Height (ft) - -- 30 30 

Max Lot Coverage (%) .. .. 10 10 

Max Floor Area Ratio -- ·- 0.10 0.10 

. Footnotes for Table 131..02C 

(I) Refer to Section 143.0145 for supplemental development regulations for the OF zone. 

(2) 
See Section l31.0240(a). 

(3) 
See Section 131.0250(a). 

(4) 
See Section 131.0250(b ). 

(5) 
See Section 131.0240(b). 

OF(lJ_ 
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§ 131.0240 Maximum Permitted Residential Density in Open Space Zones 

(a) Within the OR-1-1 zone, an exception to the permitted residential density of one single 
dwelling unit per lot may be requested as a rural cluster development through a Planned 
Development Permit in accordance with Process Four subject to the following: 

(1) The proposed development shall comply with Chapter 14, Article 3, Division 4 
(Planned Development Permit Regulations). 

(2) Dwelling units shall be clustered within the allowable development area as described in 
Section 131.0250(a) and need not be located on individual lots provided the overall 
density does not exceed one dwelling unit per 10 acres. 
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(3) The remainder of the premises shall be maintained in its natural state. 

(b) Within the OR-1-2 zone, an exception to the pennitted residential density of one single 
dwelling unit per lot may be requested as a rural cluster development through a Planned 
Development Permit in accordance with Process Four subject to the following: 

(1) The proposed development shall comply with Chapter 14, Article 3, Division 4 
(Planned Development Permit Regulations). 

(2) Dwelling units shall be clustered within the allowable development area as described in 
Section 131.0250(b) and need not be located on individual lots provided the overall 
density does not exceed one dwelling unit per 10 acres, except as described in Section 
131.0240(b)(4). 

(3) The remainder of the premises shall be maintained in its natural state. · 

(4) Within the future urbanizing area, an increase in density of up to one dwelling unit per 4 
acres of lot area may be requested through a Planned Development Permit in 
accordance with Process Five subject to the regulations in Section 143.0402. The 
remainder of the premises shall be left undeveloped in perpetuity. 

§ 131.0250 Allowable Development Area in OR Zones 

(a) Within the OR-1-1 zone, up to 25 percent of the premises may be developed subject to the 
following: 

(1) If25 percent or more of the entire site is not in its natural state due to existing 
development, any new development proposed shall occur within the disturbed portion of 
the site and no additional development area is permitted. 

(2) If the OR-1-1 zone applies only to a portion of a premises, the following regulations 
apply: 

(A) If less than 25 percent of the premises is outside the OR-1-1 zone, the portion that 
is outside the OR-1-1 zone shall be developed before any encroachment into the 
OR-1-1 zoned portion. Encroachment into the OR-1-1 zone may be pennitted to 
achieve a maximum development area of 25 percent of the entire site. See Diagram 
131-02A. 

I 

I 
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Cont'd Diagram 131-02A 

Allowable Development Area with Encroachment Into OR-1-1 Zone 

• 
Other Zone a OR-1-1 Zone 

'A'= Area outside OR-1·1 Zone 
must be developed prior to 
encroachment into OR-1·1 

'A' + 'B'= Allowable development 
area (max 25% of entire premises) 

• 
'8' = amount of encroachment Into OR·1·1 Zone is 
only the minimum necessary to achieve a 
development area or 20% or entire premises 

(B) If more than 25 percent of the premises is outside the OR-1-1 zone, the area 
outside the OR-1-1 zone may be developed and no additional development area is 
permitted. See Diagram 131-02B. 

Diagram 131.028 
Allowable Development Area Without Encroachment into OR-1-1 Zone 

Other zone 

I 
I 
1 OR-1-1 Zone 
I 

NOTE: No encroachment into the OR· 
Allowable development area Zone since more than 25% of entire 
OR-1-1 Zone (equal to or greater than 25% of the I Premises is outside OR-1-1 Zone 
entire premises) 

(b) A premises within the OR-1-2 zone and within or partially within the MHPA is subject to 
the following regulations: 

(1) If the premises is located entirely within the boundary of the MHPA, a maximum of 25 
percent of the site may be developed. See Diagram 131-02C. 
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Outside MHPA 

Diagram 131-o2C 
Allowable Development Area Entirely WHhin MHPA 

Inside MHPA 

allowable development area 
(25% of entire premises) 

(2) If the premises is located partially within the boundary of the MHPA, any development 
proposed must occur on the portion of the premises not within the MHPA. See Diagram 
131-02D. If the portion of the premises not within theMHPA is greater than 25 percent 
of the premises area, the allowable development area may include all of the area outside 
oftheMHPA, except as limited by Sections 143.014l(b) and (g) and 143.0142(a)(2). 

Diagram 131.02D 
Allowable Development Area wHhout Encroachment into MHPA 

I 
I 

Outside MHPA 1 Inside MHPA 

Allowable development area outside MHPA 
(equal to or greater than 25% of the entire premises) 

I 

NOTE: No encroachment into MHPA 
since more than 25% of entire 

I site is outside MHPA 

(3) If the portion of the premises not within the MHPA boundary is less than 25 
percent of the premises area, encroachment into the MHPA may be permitted to 
achieve a maximum development area of25 percent of the premises. See Diagram 
131-02£. 

• 
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Diagram 131-02E 
Allowable Development Area with Encroachment Into MHPA 

-Outside MHPA 1 Inside MHPA 
'A'= Allowable development 1 '8' =Amount of encroachment into MHPA Ia only the minimum 
area outside of 1 necessary to achieve a development area of 25% of entire premi 

I 

I 
I 

'A' + 'B' = Allowable development area 
(max 25% of entire premises) 

(4) Up to 5 percent of additional development area is permitted to accommodate essential 
public facilities only, as identified in the applicable land use plan as long as the total 
development area does not exceed 30 percent of the premises. This additional 
development area shall require mitigation. 

(5) The allowable development area shall be 1 acre for a premises with a total area of less 
than 4 acres provided the width of the MHPA is at least 1,000 feet where the premises is 
located. Mitigation will be required for any impacts from development in excess of 25 
percent of the premises area. 

( 6) The portions of the premises within the MHPA that are not included in the allowable 
development area shall be maintained in their natural state and may be used only for 
passive uses consistent with the Multiple Species Conservation Program Plan. 

(7) Development within the OR-1-2 zone is subject to Chapter 14, Article 3, Division 1 
(Environmentally Sensitive Lands Regulations) and the Biology Guidelines in the Land 
Development Manual. 

(8) Any development within theMHPA shall occur in the least sensitive areas first, in 
accordance with the Biology Guidelines in the Land Development Manual. 

(9) Any exception to the allowable development area regulations in this section is subject to 
Section 143.0150. 
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• Article 1: Base Zones 

Division 3: Agricultural Base Zones 

§ 131.0301 Purpose of Agricultural Zones 

The purpose of the agricultural zones is to provide for areas that are rural in character or areas 
where agricultural uses are currently desirable. The agricultural zones are intended to 
accommodate a wide range of agriculture and agriculture-related uses as well as single dwelling 
units. 

§ 131.0302 Purpose of the AG (Agricultural-General) Zones 

(a) The purpose of the AG zones is to accommodate all types of agricultural uses and some minor 
agricultural sales on a long-term basis. Nonagricultural uses are limited in the AG zones in 
order to strengthen the presence and retention of traditional agricultural uses. 

(b) The AG zones are differentiated based on the minimum lot size as follows: 

• AG-1-1 requires minimum 1 0-acre lots 
• AG-1-2 requires minimum 5-acre lots 

§ 131.0303 Purpose of the AR (Agricultural-Residential) Zones 

(a) The purpose of the AR zones is to accommodate a wide range of agricultural uses while also 
permitting the development of single dwelling unit homes at a very low density. The 
agricultural uses are limited to those of low intensity to minimize the potential conflicts with 
residential uses. This zone is applied to lands that are in agricultural use or that are 
undeveloped and not appropriate for more intense zoning. Residential development 
opportunities are permitted with a Planned development permit at various densities that will 
preserve land for open space or future development at urban intensities when and where 
appropriate. 

(b) The AR zones are differentiated based on the minimum lot size as follows: 

• AR-1-1 requires minimum 10-acre lots 
• AR-1-2 requires minimum 1-acre lots 

§ 131.0315 Where Agricultural Zones Apply 

On the effective date of Ordinance 0-_____, all agricultural zones that were established in 
Municipal Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base 
zones established in this division, as shown in Table 131-03 A. 

Table 131-03A 
Agricultural Zone Applicability 

Previous Chapter 10 Agricultural Zone Replaced With New Agricultural Zone Established by This Division 

Agricultural Zone that Existed on Applicable Zone of this Division 

A·1-1 AR·1·2 

A-1·5, A-1-10 AR-1-1 

A·1-20 None 

Ch. Art. 

13 1 
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Previous Chapter 10 Agricultural ZOne Replaced With New Agricultural ZOne Established by This Division 

Agricultural ZOne tf1at Existed on Applicable ZOne of tf11s Division 

A-1-40 None 

No Existing Zone AG-1-1. 

No Existing Zone . AG-1-2 

§ 131.0320 Use Regulations of Agricultural Zones 

The regulations of Section 131.0322 apply in the agricultural zones unless otherwise specifically 
provided by footnotes indicated in Table 131-03B. The uses pemritted in any zone may be 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14, Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). 

(a) Within the agricultural zones, no structure or improvement, or portion thereof, shall be 
¥Onstructed, established, or altered nor shall any premises be used or maintained except for 
one or more of the purposes or activities listed in Table 131-03B. It is unlawful to establish, 
maintain, or use any premises for any purpose or activity not listed in this section or Section 
131.0322. 

(b) All uses or activities-pemritted in the agricultural zones shall be conducted entirely within an 
enclosed building unless the use or activity is traditionally conducted outdoors. 

(c) Accessory uses in the agricultural zones may be pemritted in accordance with Section 
131.0125. 

(d) Temporary uses may be pemritted in the agricultural zones for a limited period of time with a 
Temporary Use Pennit in accordance with Chapter 12, Article 3, Division 4. 

(e) For any use that cannot be readily classified, the City Manager shall determine the appropriate 
use category and use subcategory pursuant to Section 131.0110. 

§ 131.0322 Use Regulations Table for AgricuHural Zones 

The uses allowed in the agriCl:lltural zones are shown in Table 131-03B. 

· Legend for Table 131-03B 

Symbol in Table 131-o3B Description of Symbol 

P Use or use category is permitted. Regulations pertaining to a specific use may be 
referenced. 

L Use is permitted with fimltations, which may include location limitations or the 
requirement for a use or development permit. Regulations are located in Chapter 
14, Article 1 (Separately Regulated Use Regulations). 

N Neighborhood Use Permit Required. Regulations are located in Chapter 14, Article 
1 (Separately Regulated Use Regulations). 

C Conditional Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

Use or use category is not permitted. 
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Use Regulations Table of Agricultural Zones 

Use Categories/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and descriptions of 

1S1&2nd" the Use Categories, Subcategories, and Separately Regulated 
Uses] 

3rd" 

4th" 1 

Open Space 

Active Recreation 

Passive Recreation 

Natural Resources Preservation 

Park Maintenance Facilities 

Agriculture 

AgricultUral Processing 

AquacultUre FacHities 

Dairies 

Horticulture Nurseries & Greenhouses 

Raising & Harvesting of Crops 

Raising, Maintaining & Keeping of Animals 

Separately Regulated AgricultUre Uses 

Agricultural Equipment Repair Shops 

Commercial Stables 

Community Gardens 

EqueS1rian Show & Exhibition Facilities 

Open Air Markets for the Sale of Agriculture-Related Products & Flowers 

Residential 

Group Uving Accommodations 

Mobllehome Parks 

Multiple Dwelling Units 

Single Dwelling Units 

Separately Regulated Residential Uses 

Boarder & Lodger Accommodations 

Companion Units 

Employee Housing: 

6 or fewer employees 

12orFeweremp~ 

Greater than 12 employees 

Fraternities, Sororities and Student Dormitories 
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Use categories/Subcategories 
(See Section 131.0112 for an explanation and descriptions of 
the Use Categories, Subcategories, and Separately Regulated 
Uses] 

Garage, Yard, & Estate Sales 

Guest Quarters 

Horne Occupations 

Housing for Senior Citizens 

Uve!Work Quarters 

Residential Care FaciHties: 

6 or fewer persons 

7 or more persons 

Transitional Housing: 

6 or fewer persons 

7 or more persons 

Watchkeeper Quarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

Botanical Gardens & Arboretums 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facility 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities 

Kindergarten through Grade 12 

Colleges I Universities 

Vocational/ Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Zone Designator 

1st&2nd .. 

3rd,. 

4th" 

Historical Buildings Used for Purposes Not Otherwise Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing Facilities 

Rev. 1- 10/31/97 

Zones • . AG AR 

1- 1-

1 I 2 1 J 2 

- L 

- N 

. L 

. . 

- . 

. p 

- c 

- p 

. c 

. -

c c 
c c • c c 
- c 

L L 

c t 

L L 

. . 

. c 

. c 

. . 

c c 
. -
L L 

c c 

. -

. -
- - • . c 



• 

• 

• 

> Chapter 13: Zones 

§ 131.0322 
Cont'd 

Use Categories/Subcategories 
[See Section 131.0112 for an explanation and descriptions of 
the Use Categories, Subcategories, and Separately Regulated 
Uses) 

Interpretive Centers 

Museums 

Zone Designator 

1st & 2nd" 

3rd" 

4th" 

Major Transmission, Relay, or Communications Switching Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & ~quipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet Supplies 

Sundries, Pharmaceuticals, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses 

Agriculture Related Supplies & Equipment 

Alcoholic Beverage OUtlets 

Plant Nurseries 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial Institutions 

Funeral & Mortuary Services 

Maintenance & Repair 

Off-site Services 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

Visitor Accommodations 

Separately Regulated Commercial Services Uses 

Aduh Entertainment Establishments: 

Adult Book Store 

Aduh Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Final Draft - 09/05/97 
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Use categories/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and descriptions of 

1st& 2nd,. the Use Categories, Subcategories, and Separately Regulated 
Uses] · 

3rd .. 

4th» 

Aduh Model Studio 

AduhMote/ 

Aduh Motion Picture Theater 

Aduh Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Camping Parks 

. Child Care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting Residentially Zoned Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt Courses 

Helioopter Landing Facilities 

Instructional Studios 

Massage Establishments, Specialized Practice 

NightClubs & Bars over 5,000 square feet in size 

Outpatient Medical COnics 

Parking Facilities as a Primary Use: 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal Organizations 

~rivtlJ?Iy Operated, Outdoor Recreation Facilities over 40,000 square feet in 
SIZe 

Pushcarts 

Pushcarts on Private Property 

Pushcarts in public right-of-way 
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Use Categories/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and descriptions of 
the Use Categories, Subcategories, and Separately Regulated 1st &2nd" 
Uses] 

3rd .. 

4th» 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recycling Facility 

Small Construction & Demolition Debris Recycling Facility 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% of Total Annual Weight 
of Recyclables from Commercial & Industrial Traffic 

Large Processing Facility Accepting All Types of Traffic 

Small Processing Facility Accepting at Least 98% of Total Annual Weight 
of Recyclables From Commercial & Industrial Traffic 

Small Processing Facility Accepting All Types of Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters that are outdoor or over 5,000 square feet in size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

Regional & Corporate Headquarters 

Separately Regulated Office Uses 

Real Estate Sales Offices & Model Homes 

Sex.OffenderTreatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal V~hicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & Supplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment Sales & Service Uses 
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Use categories/Subcategories Zone Designator 
(See Section 131.0112 far an explanation and descriptions of 

1st&2nd» the Use Categories, Subcategories, and Separately Regulated 
Uses) 

3rd» 

4th .. 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered Motor Vehicles as a Primary 
Use 

Wholesale, Distribution, Storage 

Equipment It Materials Storage Yards 

Moving a Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, and Storage Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards Located Off-Site 

Industrial 

Heavy Manufacturing 

Ught Manufacturing 

Marine Industry 

Research a Development 

Trucking a Transportation Terminals 

Separately Regulated Industrial Uses 

Hazarr.Jouti Waste Research Facility 

Hazardous Waste Treatment Facility 

Marine Related Uses Within the Coastal Overlay Zone 

Mining and Extractive Industries 

Newspaper Publishing Plants 

Processing & Packaging of Plant Products & Animal By-products Grown Off· 
premises 

Very Heavy Industrial Uses 

Wrecking & Dismantling of Motor Vehicles 

Signs 

Allowable Signs 

Separately Regulated Signs Uses 

Community Identification Signs 

Reallocation of Sign Area Allowance 

Revolving Projecting Signs 

Signs with Automatic Changing Copy 

Theater Marquees 
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Footnotes for Table 131-03B 

(1) 

(2) 

(3) 

(4) 

(5) 

(6) 

(7) 

(8) 

This use is permitted only as an accessory use to a permitted agricultural use. 

Maintaining, raising, feeding, or keeping of 10 or more domestic animals requires a 
premises of at least 5 acres. 

Excludes maintaining, raising, feeding, or keeping of swine. 

See Section 131.0323(a). 

The 40,000 square feet includes all indoor and outdoor areas that are devoted to the 
recreational use; it does not include customer parking areas~ 

See Section 131.0323(b). 

For housing 6 or fewer employees, see Section 141.0303 to determine which use 
regulations apply. 

Dairies require a premises of at least 5 acres. 

§ 131.0323 Additional Use Regulations of Agricultural Zones 

§ 131.0330 

The uses in this section are permitted within the agricultural zones as indicated subject to the 
regulations listed . 

(a) Agricultural processing is permitted as an accessory use subject to the following: 

( 1) The processing must be accessory to a primary agricultural use located on the same 
premises; 

(2) At least 60 percent of the products to be. processed must be produced on the same 
premises; and 

(3) Killing or dressing of animals other than poultry, fowl, or rabbits raised on the same 
premises is not permitted. Any building used for this purpose shall not be closer than 50 
feet to any property line. 

(b) Horticulture nurseries are permitted subject to the following: 

(1) Only plants are permitted to be sold on the premises. The sale of nonplant items requires 
a Conditional Use Permit for a plant nursery in accordance with Section 141.0504; 

(2) At least 75 percent of the plants available for sale must be propagated or grown from 
saplings on the premises; and 

(3) The only buildings permitted on the premises are greenhouses, maintenance equipment 
storage buildings, and one building with a maximum area of 300 square feet for sales 
transactions. 

Development Regulations of Agricultural Zones 

(a) Within the agricultural zones, no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
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and standards in this. division and with any applicable development regulations in Chapter 
13, Article 2 (Overlay Zones) and Chapter 14 (General Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A. 

(c) The regulations in this division apply to all development in the agricultural base zones 
whether or not a permit or other approval is required except where specifically identified. 

§ 131.0331 Development Regulations Table for Agricultural Zones 

Ch. Art. 
! 13 . 1 

The following development regulations apply in the agricultural zones as shown in Table 
131-03C. 

Table 131.03C 
Development Regulations of Agricultural Zones 

Development Regulations Zone Designator Zones 

1st & 2nd .. AG AR 

3rd .. 1· 1· 1· 

4th .. 1 2 1 

Max Permitted Residential Density (DU Per Lot) 111/ 111/ 11<:) 

Min Lot Area (ac) 10 5 10 

Min Lot Dimensions 

Lot Width (ft) 200 200 200 

Street Frontage (ft) 200 200 200 

Lot Depth (ft) 200 200 200 

Setback Requirements 

Min Front Setback (ft) 25 25 25 

Min Side Setback(ft)l«>/ 20 20 20 

Min Rear Setback (ft) 25 25 25 

Max Structure Height (ft) 30 30 30 
[See Section 131.0344] 

Max Lot Coverage (o/o)(B) 10 20 10 

Min Floor Area(?) applies applies applies 

Footnotes for Table 131-03C 

1· 

2 

1(3) 

1 

100(4) 

100(0) 

150 

25 

20 

25 

30 

20 

applies 

(l) A single dwelling unit is permitted only as an accessory use to a permitted agricultural use 
on the same premises. 

(
2

) See Section 131.0340(a). 

(3) See Section 131.0340(b). 

(
4

) See Section 131.0342(a). 

(S) See Section 131.0342(b). 

• 
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§ 131.0331 
Cont'd (6) See Section 131.0343. 

(?) Each dwelling unit shall have a gross floor area of at least 650 square feet, not including the 
garage. 

(S) Structures that are used to provide shade areas for growing plants, such as green houses and 
agricultural shade structures, are not included for determining lot coverage. 

§ 131.0340 Maximum Permitted Residential Density in Agricultural Zones 

(a) Within the AR-1-1 zone, an exception to the permitted residential density of one single 
dwelling unit per lot may be requested as a rural cluster development through a Planned 
Development Permit in accordance with Process Four subject to the following: 

(1) The proposed development shall comply with Chapter 14, Article 3, Division 4 
(Planned Development Permit Regulations). 

(2) Dwelling units shall be clustered and need not be located on individual lots provided 
the overall density does not exceed one dwelling unit per 10 acres, except as described 
in Section 131.0340(a)(4). 

(3) The remainder of the premises shall be left undeveloped until and if complete 
development at urban intensity is .appropriate. 

(4) Within the future urbanizing area, an increase in density of up to one dwelling unit per 4 
acres of lot area may be requested through a Planned Development Permit in 
accordance with Process Five subject to the regulations in Section 143.0402. The 
remainder of the premises shall be left undeveloped in perpetuity. 

(b) Within the AR-1-2 zone, an exception to the permitted residential density of one single 
dwelling unit per lot may be requested as a rural cluster development through a Planned 
Development Permit in accordance with Process Four subject to the following: 

(1) The proposed development shall comply with Chapter 14, Article 3, Division 4 
(Planned Development Permit Regulations). 

(2) Dwelling units shall be clustered and need not be located on individual lots provided 
the overall density does not exceed one dwelling unit per acre. 

(3) The remainder of the premises shall be left undeveloped until and if complete 
development at urban intensity is appropriate . 

. § 131.0342 Minimum Lot Dimensions in Agricultural Zones 

(a) In the AR-1-2 zone, the front 25 percent of a lot may be tapered to coincide with the street 
frontage permitted in accordance with Section 131.0342(b) if that lot abuts the end of a 
public right-of-way where no provision is made for its future extension. 

(b) In the AR-1-2 zone, the required street frontage may be reduced to 60 feet for lots located at 
the end of a street where no provision is made for its future extension. 

Ch. Art. 
13 ' 1 
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§ 131.0343 Setback Requirements in Agricultural Zones 

The minimum side setback for a legal lot that existed on the effective date of this section and that 
has less than the minimum lot width specified in Table 131..03C, is 10 percent of the width of the 
lot or 5 feet, whichever is greater. 

§ 131.0344 Maximum Structu~ Height in Agricultural Zones 

A structure may exceed the 30-foot structure height limit if the front, side, and rear setbacks ate 
each increased by 10 feet for each 10 feet, or portion thereof, of structure height above 30 feet, 
except as limited by the regulations in Chapter 13, Article 2 (Overlay Zones). 

• 

t 
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Article 1 : Base Zones 

Division 4: Residential Base Zones 

§ 131.0401 Purpose of Residential Zones 

The purpose of the residential zones is to provide for areas of residential development at various 
specified densities throughout the City. The residential zones are intended to accommodate a 
variety of housing types and to encourage the provision of housing for all citizens of San Diego. 
It is also intended that the residential zones reflect desired development patterns in existing 
neighborhoods while accommodating the need for future growth. 

§ 131.0402 Purpose of theRE (Residential-Estate) Zones 

(a) The purpose of theRE zones is to provide for single dwelling units on large lots with some 
accessory agricultural uses. It is intended that this zone be applied to areas that are rural in 
character, where the retention of low density residential development is desired. 

(b) The RE zones are differentiated based upon applicable development regulations as follows: 

• RE-1-1 requires developme,nt on minimum 1 0-acre lots 
• RE-1-2 requires development on minimum 5-acre lots 
• RE-1-3 requires development on minimum 1-acre lots 

§ 131.0403 Purpose of the RS (Residential-Single Unit) Zones 

(a) 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. It is intended that these 
zones provide for flexibility in development regulations that allow reasonable use of property 
while minimizing adverse impacts to adjacent properties. 

(b) The RS zones are differentiated based on the minimum lot size and whether the premises is 
located in an urbanized community or a planned urbanizing community, as follows: 

(1) Urbanized Communities 

• RS-1-1 requires minimum 40,000-square-foot lots 
• RS-1-2 requires minimum 20,000-square-foot lots 
• RS-1-3 requires minimum 15,000-square-foot lots 
• RS-1-4 requires minimum 10,000-square-foot lots 
• RS-1-5 requires minimum 8,000-square-foot lots 
• RS-1-6 requires minimum 6,000-square-foot lots 
• RS-1-7 requires minimum 5,000-square-foot lots 

(2) Planned Urbanizing Communities 

• RS-1-8 requires minimum 40,000-square-foot lots 
• RS-1-9 requires minimum 20,000-square-foot lots 
• RS-1-10 requires minimum 15,000-square-foot lots 
• RS-1-11 requires minimum 1 0,000-square-foot lots 
• RS-1-12 requires minimum 8,000-square-foot lots 
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• RS-1-13 requires minimum 6,000-square-foot lots 
• RS-1-14 requires minimum 5,000-square-foot lots 

§ 131.0404 Purpose of the AX (Residential-Small Lot) Zones 

(a) The purpose of the RX zones is to provide for both attached and detached single dwelling 
units on smaller lots than are required in the RS zones. It is intended that these zones provide 
an alternative to multiple dwelling unit developments where single dwelling unit 
developments could be developed at similar densities. The RX zone provides for a wide 
variety of residential development patterns. 

(b) The RX zones are differentiated based on the minimum lot size as follows: 

• RX-1-1 requires minimum 4,000-square-foot lots 
• RX-1-2 requires minimum 3,000-square-foot lots 

§ 131.0405 Purpose of the AT (Residential-Townhouse) Zones 

(a) The purpose of the RT zones is to provide for attached, single-dwelling unit residential 
development on small lots with alley access. It is intended that these zones provide for more 
urbanized, single-unit living at densities that are historically more typical of multiple-unit 
zones. The RT zones provide transition opportunities between single-unit neighborhoods and 
higher density multiple-unit neighborhoods and in some instances may replace multiple-unit 
zones at similar densities. The RT zones are intended to be applied on subdivided blocks 
with alleys that are within or close to highly urbanized areas, transit areas, and 
redevelopment areas. 

(b) The RT zones are differentiated based on the minimum lot size as follows: 

• RT-1-1 requires minimum 3,500-square-foot lots 
• RT-1-2 requires minimum 3,000-square-foot lots 
• RT -1-3 requires minimum 2,500-square-foot lots 
• RT -1-4 requires minimum 2,200-square-foot lots 

§ 131.0406 Purpose of the AM (Residential-Multiple Unit) ZOnes 

Ch. Art. Div. 

(a) The purpose of the RM zones is to provide for multiple dwelling unit development at varying 
densities. The RM zones individually accommodate developments with similar densities and 
characteristics. Each of the RM zones is intended to establish development criteria that 
consolidates common development regulations, accommodates specific dwelling types, and 
responds to locational issues regarding adjacent land uses. 

(b) The RM zones are differentiated based on the uses allowed and the permitted density as 
follows: 

· (1) The following zones permit lower density multiple dwelling units with some 
characteristics of single dwelling units: 

• RM-1-1 permits a maximum density of 1 dwelling unit for each 3,000 square feet of 
lot area 

• RM-i-2 permits a maximum density of 1 dwelling unit for each 2,500 square feet of 
lot area 

• RM-1-3 permits a maximum density of 1 dwelling unit for each 2,000 square feet of 

:13l1i4-
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lot area 

(2) The following zones pennit medium density multiple dwelling units: 

• RM-2-4 permits a maximum density of 1 dwelling unit for each 1,750 square feet of 
lot area 

• RM -2-5 pennits a maximum density of 1 dwelling unit for each 1,500 square feet of 
lot area 

• RM-2-6 permits a maximum density of 1 dwelling unit for each 1,250 square feet of 
lot area 

(3) The f~llowing zones pennit medium density multiple dwelling units with limited 
commercial uses: 

• RM-3-7 permits a maximum density of 1 dwelling unit for each 1,000 square feet of 
lot area 

• RM-3-8 permits a maximum density of 1 dwelling unit for each 800 square feet of lot 
area 

• RM-3-9 permits a maximum density of I dwelling unit for each 600 square feet of lot 
area 

(4) The following zones permit urbanized, high density multiple dwelling units with limited 
commercial uses: 

• RM-4-1 0 pennits a maximum density of 1 dwelling unit for each 400 square feet of lot 
area 

• RM-4-11 pennits a maximum density of 1 dwelling unit for each 200 square feet of lot 
area 

(5) RM-5-12 permits visitor accommodations or medium density multiple dwelling units at 
a maximum density of 1 dwelling unit for each 1,000 square feet of lot area. 

§ 131.0415 Where Residential Zones Apply 

On the effective date of Ordinance 0-__, all residential zones that were established in 
Municipal Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base 
zones established in this division, as shown in Table 131-04A. 

Table 131-o4A 
Residential Zone Applicability 

Previous Chapter 10 Residential Zone Replaced With New Residential Zone Established by This Division 

Residential Zone That Existed on Applicable Zone of This Division 

No Existing Zone RE-1-1 

No Existing Zone RE-1-2 

No Existing Zone RE-1-3 

R1-40,000 in Urbanized Communities as of __ RS-1-1 

R1-20,000 in Urbanized Communities as of __ RS-1-2 

R1-15,000 in Urbanized Communities as of __ RS-1-3 

R1-10,000 in Urbanized Communities as of __ RS-1-4 
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Previous Chapter 10 Residential Zone Replaced With New Residential Zone Established by This Division 

Residential Zone That Existed on 

R1-8,000 in Urbanized Communities as of_ 

Rt-6,000 in Urbanized Communities as of __ 

Rt-5,000 in Urbanized Communities as of __ 

R1-40,000 in Planned Urbanizing Communities and Future 
Urbanizing Area as of __ 

Rt-20,000 in Planned Urbanizing Communities and Future 
Urbanizing Area as of __ 

R1-1S,OOO in Planned Urbanizing Communities and Future 
Urbanizing Area as of_ 

R1-1 0,000 in Planned Urbanizing Communities and Future 
Urbanizing Area as of __ 

Rt-8,000 in Planned UrbaniZing Communities and Future 
UrbaniZing Area as of __ 

Rt-6,000 in Planned Urbanizing Communities and Future 
Urbanizing Area as of __ 

Rt-5,000 in Planned Urbanizing Communities and Future 
Urbanizing Area as of __ 

No Existing Zone 

Rt-5,000/SLO 

No Existing Zone 

No Existing Zone 

No Existing Zone 

No Existing Zone 

R-3000 

R-2500 

R-2000 

R-1750 

R-1500 

R-1250 

R-1000 

R-800 

R-600 

R-400 

R-200 

RV 

Applicable Zone of This Division 

RS-1-5 

RS-1-6 

RS-1-7 

RS-1-8 

RS-1-9 

RS-1-10 

RS-1-11 

RS-1-12 

RS-1-13 

RS-1-14 

RX-1-1 

RX-1-2 · 

RT-1-1 

RT-1-2 

RT-1-3 

RT-1-4 

RM-1-1 

RM-1-2 

RM-2-4 

RM-2-5 

RM-2-6 

RM-3-7 

RM-3-8 

RM-3-9 

RM-4-10 

RM-4-11 

RM-5-12 

§ 131.0420 Use Regulations of Residential Zones 

Ch. Art. Div. 

The regulations of Section 131.0422 apply in the residential zones unless otherwise specifically 
provided by footnotes indicated in Table 131-04B. The uses pennitted in any zone may be. 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14, Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). 

i 13. 1 4 •• 
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(a) Within the residential zones, no structure or improvement. or portion thereof, shall be 
constructed, established, or altered, nor shall any premises be used or maintained except for 
one or more of the purposes or activities listed in Table 131-04B. It is unlawful to establish, 
maintain, or use any premises for any purpose or activity not listed in this section or Section 
131.0422. 

(b) All uses or activities permitted in the residential zones shall be conducted entirely within an 
enclosed building unless the use or activity is traditionally conducted outdoors. 

(c) Accessory uses in the residential zones may be permitted in accordance with Section 
131.0125. 

(d) Temporary uses may be permitted in the residential zones for a limited period of time with a 
Temporary Use Permit in accordance with Chapter 12, Article 3, Division 4. 

(e) For any use than cannot be readily classified, the City Manager shall determine the 
appropriate use category and use subcategory pursuant to Section 131.0110. 

§ 131.0422 Use Regulations Table for Residential Zones 

The uses allowed in the residential zones are shown in the Table 131-04B. 

Legend for Table 131-04B 

Symbol In Table 131-o4B Description Of Symbol 

p 

L 

N 

c 

Use or use category is permitted. Regulations pertaining to a specific use may be 
referenced. 

Use is permitted with limitations, which may include location limitations or the 
requirement for a use or development permit Regulations are located in Chapter 14, 
Article 1 (Separately Regulated Use Regulations). 

Neighborhood Use Permit Required. Regulations are-located in Chapter 14, Article 1 
(Separately Regula1ed Use Regulations). 

Conditional Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

Use or use category is not permitted. 

Table 131-048 
Use Regulations Table of Residential Zones 

Use Categories/ Subcategories Zone Designator Zones 
[See Section 131.0112 for an 

1st&2nd» RE- RS- RX- RT-explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd » 1- 1- 1- 1-Separa1ely Regulated Uses] 

4th .. 11213 11213141slsl71sls ~q, 1~2j13f14 112 1121314 

Open Space 

Active Recreation p p p p 

Passive Recreation p p p p 

Ch. Art. Div. 
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Ch. Alt. Div. 

Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 

1st&2nd" explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd» Separately Regulated Uses) 

4th .. 

Natural Resources Preservation 

Park Mairrtenance Facilities 

Agriculture 

Agricultural Processing 

Aquaculture Faclliti8s 

Dairies 

Horticulture Nunleries & Greenhouses 

Raising & Harvesting of Crops 

Raising, MaJntalnlng & Keeping of Animals 

Separately Regulated Agricu~re Uses 

Agricultural Equipment Repair Shops 

Commercial Stables 

Community Gardens 

Equestrian Show & Exhibition Facilities 

Open Air Mart<ets for the Sale of Agriculture-Related 
Products & Flowers 

Residential 

Group Living Accommodations 

tilobitehome PtulcJI 

Multiple DrreiHng Units 

Single Dwelling Units 

Separately Regulated Residential Uses 

Boarder & Lodger Accommodations 

Companion Units 

Employee Housing: 

6 or Fewer Employees 

12orFewerEmp~ 

Greater than 12 Em~ 

Fraternities, Sororities and Student Dormitories 

Garage, Yard, & Estate Sales 

Guest Quarters 

Home Occupations 

Housing tor Senior Citizens 

UveJWork Quarters 

Residential Care Facirlties: 

6 or Fewer Persons 

; 13. 1 4 ••• 

RE· 

1· 

11213 

p 

. 

. 

. 
-
-

p\"1 

p\"1\ IU 

. 

. 
N 

. 

. 

. 

. 

. 
p 

L 

c 

L 

. 

. 

. 
l 

N 

L 

c 
. 

p 

Final Draft ~ 09/05/97 

Zones 

RS· RX· AT· 

1· 1- 1-

1l2l3l4lslsi71Sis~t.1t1~~ajt4 112 1121314 

p p p 

. . . 

. . . 

. . . 
- -
- - . 
. - . 

- - -

. . . 
- - . 

N N N 

. - . 

. . - • - . . 
pll) pll . 
. . . 

p p p 

L L L 

c c . 

L L L 

- - . 
. - -
. . . 
L L l 

N N . 

L L L 

c c c 
. . -

p p p 



• 
>-Chapter 13: Zones 

§ 131.0422 
Cont'd 

Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 

1st&2nd" explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd » Separately Regulated Uses] 

4th" 

7 or More Persons 

Transitional Housing: 

6 or Fewer Persons 

7 or More Persons 

Watchkeeper Quarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

Botanical Gardens & Arboretums 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facility 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities: 

Kindergarten through Grade 12 

Colleges I Universities 

Vocational/ Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Historical Buildings Used for Purposes Not Otherwise 
Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing 
Facilities 

Interpretive Centers 

Museums 

Major Transmission, Relay, or Communications 
Switching Stations 

Social Service Institutions 

RE· 

1· 

11213 

c 

p 

c 

-
c 
-
c 

L 

c 
L 

-

c 
c 
-
. 
-
L 

c 

-

-
-

-
c 
-

-
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Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 tor an 

1st&2nd" explanation and descriptions of the 
Use Categories, Subcategories, and 3rd .. Separately Regulated Uses] 

4th .. 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets &. Pet Supplies 

Sundries, Phannaceutlcals. & Convenience Sales 

Wearing Apparel &. Accessories 

Separately Regula1ed Retail Sales Uses 

Agriculture Related SUppHes & Equipment 

Alcohofic Beverage OUtlets 

Plant Nurseries 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating &. Drinking Establishments 

Financial Institutions 

Funeral &. Mortuary Services 

Maintenance & Repair 

Off-site Services 

PersonaJ Services 

RadiO &. Televlaion Studios 

Assembly&. Entertainment 

~sMor~~ 

Separately Regula1ed Commercial Services Uses 

Adult Entertainment Establishments: 

Adult Book Store 

Adult Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Mote/ 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 
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)>- Chapter 13: Zones 

§ 131.0422 
Cont'd 

Use categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 

1st & 2nd .. explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd .. Separately Regulated Uses] 

4th .. 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Camping Parks 

Child Care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting 
Residentially Zoned Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt 
Courses 

Helicopter Landing Facilities 

Instructional Studios 

Massage Establishments, Spe(:ialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

Outpatient Medical Clinics 

Parking Facilities as a Primary Use: 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal Organizations 

Privately Operated, Outd~ Recreation Facilities over 
40,000 square feet in size 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in public right-of-way 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recycling 
Facility 
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>- Chapter 13: Zones 

§ 131.0422 
Confd 

Use categories/ SUbcategories Zone Designator 
[See Section 131.0112 for an 

1st&2nd" explanation and descriptions of the 
Use Categories, Subcategories, and 3rd" Separately Regulated Uses] 

4th" 

Small Construction & DemolitiOn Debris Recycling 
FaciHty 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

large Processing Facility Accepting at Least 98% of 
Total An~;' ~:~~1Recyctables from 
Commercial & I I Traffic 

Large Processing FaciUty Accepting All Types of 
TraffiC 

Small Processing Facility Accepting at Least 98% of 
Total Annual Weight of Recyctables From 
Commercial & Industrial Traffic 

Small Processing Facility Accepting All Types of 
Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters that are outdoor or over 5,000 square feet in 
size 

Veterinaty CHnies & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

Regional & Corporate Headquarters 

Separately Regulated OHice Uses · 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & SUpplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment 
Sales & Service Uses 

Automobile Service Stations 
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>- Chapter 13: Zones 

§ 131.0422 
Cont'd 

Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 
explanation and descriptions of the 1st&2nd" 
Use Categories. Subcategories, and 

3rd" Separately Regulated Uses] 

4th" 

Outdoor Storage & Display of New, Unregistered Motor 
Vehicles as a Primary Use 

Wholesale, Distribution, Storage 

Equipment & Materials Storage Yards 

Moving & Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, and 
Storage Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards Located off-site 

Industrial 

Heavy Manufacturing 

Light Manufacturing 

Marine Industry 

Research & Development 

Trucking & Transportation Terminals 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility 

Hazardous Waste Treatment Facility 

Marine Related Uses Within the Coastal Overlay Zone 

Mining and Extractive Industries 

Newspaper Publishing Plants 

Processing & Packaging of Plant Products & Animal By-
products Grown Off-premises 

Very Heavy Industrial Uses 

Wrecking & Dismantling of Motor Vehicles 

Signs 

Allowable Signs 

Separately Regulated Signs Uses 

Community Identification Signs 

Reallocation of Sign Area Allowance 

Revolving Projecting Signs 

Signs with Automatic Changing Copy 

Theater Marquees 

RE-

1-

1j2j3 

-

-

-
-
-

-
-
N 

-
-
-
-
-

-
-
-
-
-
-

-
-

p 

N 

-
-
-
-

Final Draft - 09/05/97 

Zones 

RS- RX- RT-

1- 1- 1-

1j2jsj4jsjsj7jsjs~~1~2jlsj14 1j2 1j2j3j4 

- - -

- - -
- - -
- - -
- - -

-· - -
- - -
N N N 

- - -
- - -
- - -
- - -
- - -

- - -
- - -

- - -
- - -
- - -

- - -

- - -
- - -

p p p 

N N N 

- - -
- - -
- - -
- - -

Ch. Art. 
i 13 ! 1 



,.. Chapter 13: Zones 

§ 131.0422 
Cont'd Use categories~ SUbcategories Zone Designatol 

[See Section 131.0112 for an 
1st&2nd" explanation and descriptions of the 

Use categories, Subcategories, and 
3rd" Separately Regulated Uses} 

4th" 

Open Space 

Active Recreation 

Passive Recreation 

Natural Resources Preservation 

Park Maintenance Facilities 

Agriculture 

AgricuHural Processing 

Aquaculture Facilities 

Dairies 

Horticulture Nurseries & Greenhouses 

Raising & Harvesting of Crops 

Raising, llalntalnlng & Keeping of Animals 

Separately Regulated Agriculture Uses 

Agricultural Equipmen1 Repair Shops 

Commercial Stables 

Community Gardens 

Equestrian Show & Exhibition Facilities 

Operi AJr Marke1s for the Sale of Agriculture-Related 
Products & Flowers 

Residential 

Group Uvtng Accommodattons 

llobllehome Parks 

Multiple Dwelling Units 

Single Dwelling Unlls 

Separately Regulated Residential Uses 

Boarder & Lodger Accommodations 

Companion Units 

Employee Housing: 

6 or Fewer Employees 

12 or Fewer Employees 

Greater than 12 Employees 

Fraternities, Sororities and Studen1 Dormitories 

Garage, Yard, & Estate Sales 

Guest Quarters 

Home Occupations 
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• 
>--Chapter 13: Zones 

§ 131.0422 
Cont'd 

use categories/ Subcategories Zone Designate 
(See Section 131.0112 for an 

1st&2nd» explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd" Separately Regulated Uses] 

4th» 

Housing for Senior Citizens 

Live/Work Quarters 

Residential Care Facilities: 

6 or fewer persons 

7 or more persons 

Transitional Housing: 

6 or fewer persons 

7 or more persons 

Watchkeeper Quarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

Botanical Gardens & Arboretums 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facifity 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities: 

·Kindergarten through Grade 12 

Colleges I Universities 

Vocational/ Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Historical Buildings Used for Purposes Not Otherwise 
Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing 
Facilities 

Interpretive Centers 

Museums 
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,.. Chapter 13: Zones 

§ 131.0422 
Cont'd 

Ch. Art. Div . 

Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 

1st&2nd .. explanation and descriptions of the 
Use Categories, Subcategories, and 
Separately Regulated Uses) 3rd .. 

4th .. 

Major Transmission, Relay, or Communications 
Switching Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet Supplies 

Sundries, Pharmaceuticals, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses 

Agriculture Related Supplies & Equipment 

Alcoholic Beverage Outlets 

Plant Nurseries 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial lnatitutlons 

Funeral & Mortuary Services 

Maintenance & Repair 

OH.Site Services 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

VIsitor Accommodations 

Separately Reg~lated Commercial Services Uses 

Adult Entertainment EstabHshments: 

Adult Book Store 

Adult Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Motel 
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._ Chapter 13: Zones 

§ 131.0422 
Cont'd 

Use Categories/ Subcategories Zone Designator 
(See Section 131.0112 for an 

1st&2nd" explanation and descriptions of the 
Use Categories. Subcategories, and 

3rd,. Separately Regulated Uses] 

4th" 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Camping Parks 

Child Care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting 
Residentially Zoned Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt 
Courses 

Helicopter Landing Facilities 

Instructional Studios 

Massage Establishments, Specialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

Outpatient Medical Clinics 

Parking Facilities as a Primary Use 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal Organizations 

Privately Operated, Out~ Recreation Facilities over 
40,000 square teet in size 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in Public Right of Way 

Recycling Facilities: 

large Collection Facility 
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,.. Chapter 13: Zones 

§ 131.0422 
Cont'd 

Ch. An. Div. 

Use Categories/ Subcategories Zone Designator 
[See Section 131.0112 for an 

1st&2nd .. explanation and descriptions of the 
Use Categories, Subcategories, and 
Separately Regulated Uses] 3rd .. 

41h .. 

Small Collection Facility 

Large Construction & Demolition Debris Recycling 
Facility 

Small Construction & Demolition Debris Recycling 
Facility 

Dro~ff Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% 
of Total Annual Weight of Recyclables from 
Commercial & Industrial Traffic 

Large Processing Facility Accepting All Types of 
Traffic 

Small Processing Facility Accepting at Least 98% of 
Total AMual Weight of Recyclables From 
Commercial & IndUstrial Traffic 

Small Processing Facility Accepting All Types of 
Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters That Are Outdoor or over 5,000 Square Feet 
in Size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

RegiOnal & Corporate Headquarters 

Separately Regulated Offfce Uses 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & Supplies Sales & Rentals 

: 13!1 i 4 ••• 
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>- Chapter 13: Zones 

§ 131.0422 
Cont'd 

Use Categories/ Subcategories Zone Designate 
[See Section 131.0112foran 

1st& 2nd, explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd » Separately Regulated Uses} 

4th" 

Separately Regulated Vehicle & Vehicular Equipment 
Sales & Service Uses 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered Motor 
Vehicles as a Primary Use 

Wholesale, Distribution, Storage 

Equipment & Materials Storage Yards 

Moving & Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, and 
Storage Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards Located off-
site 

Industrial 

Heavy Manufacturing 

Ught Manufacturing 

Marine Industry 

Research & Development 

Trucking & Transportation Terminals 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility 

Hazardous Waste Treatment Facility 

Marine Related Uses Within the Coastal Overlay Zone 

Mining and Extractive Industries 

Newspaper Publishing Plants 

Processing & Packaging of Plant Products & Animal 
By-products Grown Off-premises 

Very Heavy Industrial Uses 

Wrecking & Dismantling of Motor Vehicles 

Signs 

Allowable Signs 

Separately Regulated Signs Uses 

Community Identification Signs 

Reallocation of Sign Area Allowance 

Revolving Projecting Signs 
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§ 131.0422 
Cont'd 

Use Categories/ Subcategories Zone Designator Zones 
[See Section 131.0112 for an 

1st&2nd .. RM-explanation and descriptions of the 
Use Categories, Subcategories, and 

3rd .. 1- 2- 3- 4- 5-Separately Regulated Uses] 

4th .. 1 1213 41 s 1 a 7181 9 10 1 11 12 

Signs with Automatic Changing Copy - I - . - . 

Theater Marquees - . - - -

Footnotes for Table 131-04B 

(1) Development of a mobilehome park in any RS or RX zone is subject to Section 143.0302. 

(
2
) Development of a mobilehome park in the RM zones is subject to Section 143.0302. 

· (J) This use is permitted only if as an accessory use, but shall not be subject to the accessory use 
regulations in Section 131.0125. 

(
4

) The 40,000 square feet includes all indoor and outdoor areas that are devoted to the 
recreational use; it does not include customer parking areas. 

(S) Non-owner occupants must reside on the premises for at least 7 consecutive calendar days. 

(6) Two guest rooms are permitted for visitor accommodations per the specified square footage 
of lot area required per dwelling unit (maximum permitted density), as indicated on Table 
131-040. . 

<7> See Section 131.0423(c). 

(S) See Section 131.0423{a). 

(9) See Section 131.0423{b ). 

(lO) Maintaining, raising, feeding, or keeping of 10 6r more domestic animals requires a premises 
of at least 5 acres. Maintaining, raising, feeding, or keeping of swine is not permitted. 

§ 131.0423 Additional Use Regulations of Residential Zones 

Ch. Art. Oiv. 

The following uses are permitted in the residential zones indicated in Table l31-04B, subject to 
the' additional use regulations in this section. 

(a) Medical, dental, and health practitioner offices are permitted subject to the following: 

(1) No overnight patients are permitted; and 

{2) Not more than two practitioners, and not more than three employees of each 
practitioner, shall work on the premises. 

{b) Retail sales and commercial service uses, where identified in the RM zones, are penni,tted 
subject to the following: 

(1) Identified retail and commercial services uses are permitted only as a mixed-use in 
developments with 25 or more residential dwelling units; 

i13t1i4-
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§ 131.0423 
Cont'd 

(2) Retail and commercial uses must be located on the ground floor; and 

(3) Retail and commercial uses shall not occupy more than a total of25 percent of the 
gross floor area of the ground floor. 

(c) Group living accommodations are permitted subject to the following: 

(1) Group living accommodations shall not contain more than 5 guest rooms. 

(2) No more than 2 renters per guest room are permitted. 

(3) Meals may be provided for renters only. 

( 4) Renters of guest rooms must reside on the premises for at least 7 consecutive calendar 
days. 

§ 131.0430 Development Regulations of Residential Zones 

§ 131.0431 

(a) Within the residential zones, no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 
13, Article 2 (Overlay Zones) and Chapter 14 (General Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A. 

(c) The regulations in this division apply to all development in the residential base zones 
whether or not a permit or other approval is required except where specifically identified. 

Development Regulations Table of Residential Zones 

The following development regulations apply in the residential zones as shown in the Table 131-
04C, 131-04D, 131-04E, and 131-04F. 

(a) RE Zones 

Development Regulations 

Table 131-04C 
Development Regulations of RE Zones 

Zone designator 

1st& 2nd» 

3rd" 1-

4th .. 1 

Max permitted density (DU per lo~ 1 

Min lot area (ac) 10 

Min lot dimensions 

Lot width (fl) 200 

Zones 

RE-

1- 1-

2 3 

1 1 

5 1 

200 100 
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§ 131.0431 
Cont'd 

Ch. Art. Div. 

Development Regulations Zone designator 

1st& 2nd .. 

3rd,. 1-

4th» 1 

street frontage (ft) [See Section 131.0442(a)J 200 

Lot width (comer) (ft) 200 

Lot depth (ft) 200 

SetbiJclc requirements 

Min Front setback(ft) [See Section 131.0443(a)(1) and (2)] 25 

Min Side setbsck (ft) [See Section 131.0443(a)(S)] 20 

Min Street side setback (ft) [See Section 131.0443(a)(S)) 20 

Min Rear setbsck(ft) [See Section 131.0443(a)(4)] 25 

SetbiJclc requirements for resubdlvlded comer lots [See Section applies 
131.0443(i)] 

Max structute height (ft) [See Section 131.0444(a)J 30 

Lot covcngefor eloping lots [See Section 131.0445(a)) applies 

Max floor area tlltlo 0.10 

Max paving! hal'tltlcllpe [See Section 131.0447] applies 

Accessol)' uses and st1'IICir.riN [See Section 131.0448 (a),(b)] applies 

Garage regulations [See Section 131.0449(a)] applies 

Building spacing (See Section 131.0450] applies 

Max third sfOI)' dimensions -
Archllectural projections and encroat:htrlents [See Section 
131.0461 (a)] -
Supplemental requirements [See Section 131.0464(a)] applies 

Diagonal plan dimension -

(b) RSZones 

Table 131-o4D 
Development Regulations of RS Zones 

Development Regulations Zone Designa1or Zones 

1st&2nd .. AS. 

Srd" 1- 1- 1· 1-

4th .. 1 2 3 4 

Max permitted density (DU per loO 1 1 1 1 

Min lot area (sf) 40,000 20,000 15,000 10,000 

Min lot dimensions 

Lot width (ft) 100 80 75 65 

Street frontage (ft) [See Section 131.0442(a)] 100 80 75 65 

l13! 1 i 4 ••• 
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Zones 

AE· 

1- 1-

2 3 

200 100 

200 100 

200 150 

25 25 

20 20 

20 20 

25 25 

applies applies 

30 30 

applies. applies 

0.20 0.35 

applies ·applies 

applies applies 

applies applies 

appties applies • - .. 

- -
applies applies 

.. -

1- 1- 1-

5 6 7 

1 1 1 

8,000 6,000 5,000 

60 60 50 

60 60 50 
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Development Regulations Zone Designator 

1st& 2nd» 

3rd" 

4th» 

lot width {corner) {ft) 

Lot depth {ft) 

Setbaclc requirements 

Min Front setback (ft) [See Section 
131.0443(a)(1)] 

Min Side setback (ft) 

Min Street side setback (ft) 

Min Rear setback (ft) 

Setback requirements for resubdivided 
corner lots [See Section 131.0443{1)] 

Max structure height {ft) 

Lot coverage for sloping lots [See Section 
131.0445(a)] 

Max floor area ratio 

Max paving/ hardscape [See Section 
131.0447] 

Accessory uses and structures [See Section 
131.0448 (a),(b)] 

Garage regulations [See Section 131.0449(a)J 

Building spacing [See Section 131.04501 

Max third story dimensions [See Section 
131.0460] 

Architectural projections and 
encroachments [See Section 131.0461(a)] 

Supplemental requirements [See Section 
131.0464(a)] 

Diagonal plan dimension [See Section 
131.0465] 

Development RegulationS Zone Designato 

1st&2nd » 

3rd" 

4th» 

Max permitted density(DU per /o~ 

Min lot area (sf) 

Min lot dimensions 

lot width (ft) 

street frontage (ft) [See Section 131.0442{a)] 

1-

1 

110 

100 

25(1) 

10
1
"' 

10(4:!) 

25(<$) 

applies 

24130141 

applies 

0.45 

applies 

applies 

applies 

applies 

-

applies 

applies 

-

1-

8 

1 

40,000 

100 

100 
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ZOnes 

RS-

1- 1- 1- 1- 1· 1· 

2 3 4 5 6 7 

85 80 70 65 65 55 

100 100 100 100 95 95 

25
11

' 
20(1) 20(1) 20(1) 15(1) 151 l) 

10
1
"' s<"' s<"' 61"' s<"' 4(2) 

tal"' 101"1 10121 
10

12
' 10

12
' 10\:C:) 

25(<$) 201;-$1 20(<$) 20\ll) 15(;;1) 
13

13
' 

applies applies applies applies applies applies 

24130
14

' 24130141 
24/30

14
' 24/30141 24130

14
' 24/30141 

applies applies applies applies applies applies 

varies101 varies101 varies101 varies101 varies101 varies101 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

applies applies applies applies applies applies 

-- - -- - -- applies 

ZOnes 

RS-

1· 1- 1- 1· 1- 1· 

9 10 11 12 13 14 

1 1 1 1 1 1 

20,000 15,000 10,000 8,000 6,000 5,000 

80 75 65 60 60 50 

80 75 65 60 60 50 
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Cont'd 

DevelOpment Regulations Zone Designata 

1st& 2nd· 

3rch 

4th» 

Lot width (comer) (fl) 

Lot depth (ft) 

Setbaclc requirements 

Min Front setback (ft) [See Section 
131.0443(a)(1)] 

Min Side setback (ft) 

Min Street side setback (ft) 

Min Rear setback (ft) 

Setbaclc requirements for resubdlvlded corner 
lots [See Section 131.0443(i)] 

Max structule height (fl) 

Lot coverage for sloping lots [See Section 
131.0445{a)] 

Max floor area ratio [See Section 131.0446(b)] 

Max paving/ hatrlscape(See Section 131.0447] 

Accessory uses and lllruCtul'fJ8 [See Section 
131.0448 (a),(b)] 

Garage regulations [See Section 131.0449{a)] 

Building spacing [See Section 131.0450] 

Max third story dimensions 

Archltectunll proJect/flntl and encroachments 
[See Section 131.0461{a)] 

SUpplemental requirements [See Section 
131.0464{a)] 

Diagonal plan dimension 

Footnotes for Table 131-04D 

(1) 
See Section 131.0443(a)(2). 

(2) 
See Section 131.0443(a)(3). 

(3) 
See Section 131.0443(a)(4). 

(4) 
See Section 131.0444(b). 

(5) 
See Section 131.0446(a). 

(6) 
See Section 131.0443(a.)(5). 

(c) RXZones 

1- 1-

8 9 

110 85 

100 100 

25 25 

10 8 

20 15 

10\ti) 10101 

applies applies 

35 35 

. -

0.45 0.60 

applies applies 

applies applies 

applies applies 

applies applies 

- -

applies applies 

applies applies 

. -

Final Draft - 09/05197 

Zones 

RS-

1- 1- 1· 1- 1-

10 11 12 13 14 

80 70 65 65 55 

100 100 100 95 95 

25 20 15 15 15 

7 6 5 5 4 

15 10 10 10 10 

1o'oJ 10(ti) 10(ti) 10\o:IJ 10101 

applies applies applies applies applies 

35 35 35 35 35 

- - - . -

0.60 0.60 0.60 0.60 0.60 

applies applies applies applies app6es 

applies applies applies applies app6es 

applies appUes applies applies app6es 

applies applies applies applies app6es 

- - - - -

applies applies applies applies applies 

applies applies applies app6es applies 

. - - - . 



• 
.,... Chapter 13: Zones Final Draft - 09/05/97 

§ 131.0431 
Cont' d (c) RX Zones 

Table 131·04E 
Development Regulations of RX Zones 

Development Regulations Zone designator 

1st& 2nd" 

3rd » 1-

4th" 1 

Maximum permitted density (DU per lot) 1 

Min lot area (sf) [See Section 131.0441] 4,000 

Min lot dimensions 

Lot width (ft) 35 

street frontage (ft) [See Section 131.0442{b)] 35 

Lot width (corner) (ft) 35 

Lot depth (It) 50 

Setback requirements 

Min Front setback (ft)[See Section 131.0443(b){1)] 15 

Min Side setback(ft) [See Section 131.0443(b)(2)] 
Detached 3/0 
Attached 0 

Min Street Side Setback (ft) [See Section 131.0443(b)(2)] 3 

Min Rear setback (ft) [See Section 131.0443{b)(3}] 10 

Max structure height (ft) [See Section 131.0444(c)] 30 

Max floor area ratio [See Section 131.0446(c)] 0.70 

AcceSSOJY uses and structures[See Section 131.0448(a),(b)] applies 

Garage regulations [See Section 131.0449(a)] applies 

Building spacing [See Section 131.0450] applies 

Architectural projections and encroachments [See Section 131.0461 (a)] applies 

Requirements for attached units [See Section 131.0462] applies 

Roof design variation [See Section 131.0463] applies 

Supplemental regulations [See Section 131.0464(b)] applies 

Diagonal plan dimension [See Section 131.0465] applies 

Footnote for Table 131-04E 

(l) If a lot abuts an alley, see Section 131.0442(c). 

(d) RT Zones 

Zones 

AX-

1-

2 

1 

3,000 

35111 

ssllJ 
35\l) 

50 

15 

3/0 
0 

3 

10 

30 

0.80 

applies 

applies 

applies 

applies 

applies 

applies 

applies 

applies 

Ch. AlT. 
~13i 1_::...-~~ __ 
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Development Regulations Zone Designator Zones 

1st&2nd .. RT-

3rd .. 1- 1- 1- 1-

4th .. 1 2 3 4 

Maximum permitted density (OU per /o(J 1 1 1 1 

Min lot area (sf) [See Section 131.0441] 3,500 3,000 2,500 2,200 

Min lot dimensions 

Lot width (ft) 25 25 25 25 

street frontage (ft) 25 25 25 25 

Lot width (comer) (ft) 25 25 25 25 

Lot depth (ft) 100 100 90 80 

Setback requirements 

Min Front setback (ft) (See Section 131.0443(c)(1)] 5 5 5 5 
Max Front Setback (ft) [See Section 131.0443(c)(1)] 15 15 15 15 

Side setback (ft) [See Section 131.0443(c)(2)] 0 0 0 0 

Min Street side setback (ft) 5 5 5 5 

Min Rear setback (ft) 3 3 3 3 

Max structure helght(See 131.0444(d)) 

1 and 2 story buildings (ft) 
slab floor 21 21 21 21 
raised floor 25 25 25 25 

3 story buildings (ft} 
slab floor 31 31 31 31 
raised floor 35 35 35 35 

Max lot cove1111ge (%) [See Section 131.0445(b}] 60 65 70 75 

Max floor atN 1111ti0 [See 131.0446(d)] 

1 and 2 story buildings 0.85 0.95 1.00 1.10 

3 stoJY buildir:tQS 1.20 1.30 1.40 1.50 

Accessory uses and structures [See Section applies applies applies applies 
131.0448(a)J 

Garage regulations [See Section 131.0449(b)] applies applies applies applies 

Min development[See Section 131.0451] applies applies applies applies 

Parkway requirement [See Section 131.0452] applies applies applies applies 

Architectuntll projections and encroachments applies applies applies applies 
[See Section 131.0461(b)] 

Supplemental requirements [See Section 131.0464{c}] applies applies appHes applies 

Ch. Art. Div. 
1 131 1 i 4 WJM 
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§ 131.0431 (e) RM Zones 
Cont'd 

Development Zone 
Regulations Designator 

1st& 2nd• 

3rd » 

4th" 

Maxi~9J mrmltted 
dens • (sf per DU) 

Min lot area (sf) 

Min lot dimensions 

Lot width (ft) 

Street frontage (ft) [See 
Section 131.0442(a)] 

Lot width (comer) (ft) 

Lot depth (ft) 

Setback requirements 

Min Front setback (ft) 
Std Front Setback (ft) 

Min Side setback (ft) 
Std Side Setback (ft) 

Min Street side setback(ft) 

Min Rear setback (ft) 

Setback requirements for 
resubdivided corner lots 
[See Section 131.0443(i)) 

Max structure height (ft) 

Max lot coverage 

Max floor area ratio 

AcceSSOJY uses and 
structures [See Section 
131.0448(a)] 

Lot consolidation 
regulations [See Section 
131.0453(a}] 

Storage requirements 
[See Section 131.0454] 

Private exterior open space 

Common open space 
[See Section 131.0456 

Architectural projections 
and encroachments 

Supplemental requirements 

Table 131·04G 
Development Regulations of RM Zones 

Zones 

RM· 

1· 1· 1· 2-

1 2 3 4 

3,000 2,500 2,000 1,750 

6,000 6,000 6,000 6,000 

50 50 50 50 

50 50 50 50 

55 55 55 55 

90 90 90 90 

~(3) (3) 18(3) ~8~~ (3) ~(3) 2 (3) 

g<4) ~(4) ~(4) 5(8) 
(4) (4) (4) . 

10\::l/ 101:>1 10101 10\lll 

1510/ 15101 15101 15(10) 

applies applies applies applies 

3011 f) 30(1 f) 30\lf) 40\11:1) 

- - - -
0.75 0.9Q(HI) 1.05(1!1) 1.2011 !1,2!1) 

applies applies applies applies 

applies applies . . 

applies applies applies applies 

applies1'"1 applies1'"1 applies1'"1 applies1'"41 

applies applies applies applies 

Permitted11 :>J Permitted11 :> 1 Permittedll :>J Permitted1101 

applies1' 01 applies1' 01 applies1' 01 applies1" 1 

Final Draft - 09/05/97 

2· 2-

5 6 

1,500 1,250 

6,000 6,000 

50 50 

50 50 

55 55 

90 90 

1fl 15(7) 
2(7) 20(7) 

5(8) 5(8) 
. 

-
1 o1:~1 101:1/ 

15\lU) 15\lU) 

applies applies 

40\lll) 40(lll) 

- . 

1.351191 1.50(191 

applies applies 

- -

applies applies 

applies1';,1 applies1'"41 

applies applies 

Permitted11 01 Permitted11 01 

applies1'1J applies1' 11 

Ch. Art. Div. 
13 1 4 .. 
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§ 131.0431 
Cont'd 

Development sslo~one Zones 
Regulations De nator 

1st& 2nd .. RM 

3rcl» 3- 3- 3- 4· 4- 5 

4th» 7 8 9 10 11 12 

:Xn!:ffl·~DUl 1,000 800 600 400 200 1,000(36) 

Min lot area (sf) 7,000 7,000 7,000 7,000 7,000 10,000 

Min lot dimensions 

Lot widtA (ft) 70 70 70 100 100 100 

Street frontage (ft) [See 70 70 70 100 100 100 
Section 131.0442Can 

Lot width (comer) (ftl 75 75 75 100 100 100 

Lot depth (ft) 100 100 100 100 100 100 

Setbeck reQuirements 

Min Front~ 1~~ 
l(11) (11) 10(11) varies(14) varies<14l 15(30} 

10(11) 10(11) 20(11) Std Front Setback ft 20 20 

Min Side setback (ft) 5(12) 5{12) s<f2Y varies<14) varies<14) 4(31) 

Std Side Setback Cft) . . - - - -
Min Street side setbacldftl 10(13) 10(13) 10(13) varies<14) varies<14) 10(S2) 

Min Rear setback lftl 5 5 5 varies114l varies(14) 15(33) 

Setb8ck requirements tor applies applies applies applies applies . 
resubdlvided comer lots 
fSee Section 131.04430)1 

Max struciUre helaht (ft) 40 50 60 . . -
Max lot C011818Qe - . - applies{2t) appties(21) appties(34) 

Max 11001' area ratio 1.80(20) 1.25(20) 2.70(20) 3.60(20) 7 .20(20) 1.80(20),(a5) 

Accessory uses and applies appHes applies applies applies applies 
structule$ [See Section 
131.0448(a)J 

Lot consolidation . - . - . -
regulations 

Storage requirements [See applies applies applies applies applies applies 
Section 131.04541 

Private exterior open space applies{24J applies (24) applies(24) acolies(2S) aoolies(2S) applies(25) 

Common open space [See 
Section 131.04561 

applies applies applies applies applies applies 

Architectural ProjeCtions Permitted(tS) Permitted(t6) Permltled(16) Permltled(tS) Permitted(tS) Permitted{16} 

and encroachments 

SUDDiemental reaulrements applies (28) applies(2B) applies (28) - . . 

Footnotes for Table 131-04G 

(I) One dwelling unit per specified square foot oflot area as determined in accordance with 
Section 113.0222. 

(Z) An exception to the maximum permitted density may be permitted in accordance with 
Chapter 14, Article 1, Division 5 (Affordable Housing Density Bonus). 

(
3
) See Section 131.0443(d)(l). 

(
4

) See Section 131.0443(d)(2). 
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(5) 
See Section 131.0443(d)(3). 

(6) See Section 131.0443(d)(4). 

(7) 
See Section 131.0443(e)(l). 

(8) 
See Section 131.0443(e)(2). 

(9) 
See Section 131.0443(e)(3). 

(IO) See Section 131.0443(e)(4). 

(l 1) See Section 131.0443(f)(l). 

(1
2) See Section 131.0443(f)(2). 

{l3) See Section 131.0443(f)(3). 

(1
4
) See Section 131.0443(g). 

(l 5) See Section 131.0461(a). 

(1
6

) See Section 131.0461(c). 

(1?) See Section 131.0444(e) . 

(l8) See Section 131.0444(f). 

(19) See Section 131.0446(e). 

(lO) See Section 131.0446(f). 

(Zl) See Section 131.0445(c). 

(
22

) See Section 131.0455(a). 

(
23

) See Section 131.0455(b). 

(
24

) See Section 131.0455(c). 

(
2

S) See Section 131.0455( d). 

(Z
6

) See Section 131.0464( d). 

(27) See Section 131.0464(e). 

(l8) See Section 131.0464(f). 

(
29

) With the Peninsula and Ocean Beach community plan areas, the maximum floor area ratio 
is 0.70. 

(30) See Section 131.0443(h)(l). 

(
31

) See Section 131.0443(h)(2). 
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(
32

) See Section 131.0443(h)(3). 

(
33

) See Section 131.0443(h)(4). 

(J4) See Section 131.0445(d). 

(
3

S) See Section 131.0446(g). 

(36) Within the La Jolla, Pacific Beach, and Torrey Pines community plan areas, the maximum 
permitted density is one dwelling unit or two guest rooms for each 1,500 square feet of lot 
area. 

§ 131.0441 Minimum Lot Area in Residential Zones 

In the RX and RT zones, lots served by alley access may use a portion of the alley to meet the 
minimum lot area requirement Up to one-half the width of the abutting alley, not to exceed 10 
feet, may be applied toward the total lot area provided the alley area does not exceed 10 percent 
of the minimum lot area requirement. 

§ 131.0442 Minimum Lot Dimensions in Residential Zones 

(a) Exception to Minimum Street Frontage in theRE, RS, and RM Zones 

The minimum street frontage for any lot in the RE, RS, and RM zones that fronts principally 
on a turnaround or curving street with a centerline radius of less than 100 feet, is 60 percent 
of the street frontage specified for the zone in which the lot is located as shown in Diagram 
l31-04A. 

Diagram 131-o.tA 
Lot Frontage on Curving Street 

(b) Exception to Minimum Street Frontage in the RX Zones 

The minimum street frontage is 28.5 feet for any lot in the RX zones that fronts principally 
on a turnaround or curving street with a centerline radius of less than 100 feet. 

(c) Minimum Lot Dimensions in the RX-1~2 Zone 

• 
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Where a lot in the RX-1-2 zone abuts an alley and access is taken from the alley, the 
indicated minimum lot dimensions are as follows: 

Lot Width 25 feet 
Street Frontage 25 feet 
Lot Width (comer) 25 feet 

§ 131.0443 Setback Requirements in Residential Zones 

(a) Setbacks in RE and RS Zones 

(1) Front Setbacks in RE and RS Zones 

For that portion of a lot that fronts a cul-de-sac, the minimum front setback may be 
reduced 5 feet below the requirement specified in Tables l31..()4C and 131-040; 
however, in no case shall the setback be less than 5 feet. 

(2) Front Setbacks in all REZones and the RS-1-1, RS-1-2, RS-1-3, RS-1-4, RS-1-5, RS-
1-6, RS-1-7 Zones 

For lots where at least one-half of the front 50 feet of the lot depth has a minimum slope 
gradient of 25 percent, the setback closest to the street frontage may be reduced to a 
minimum of 6 feet. 

(3) Side and Street Side Setbacks in all REZones and the RS-1-1, RS-1-2, RS-1-3, RS-1-
4, RS-1-5, RS-1-6, RS-1-7 Zones 

(A) For lots exceeding 50 feet in width, each side setback shall be at least the 
dimension shown in Tables 131-04C and 131..()40 or I 0 percent of the width of 
the lot, whichever is greater, except one side setback may observe the minimum 
dimension shown in Tables 13l..Q4C and 131-040 as long as the combined 
dimensions ofboth side setbacks equals at least 20 percent of the lot width. 

(B) The street side setback is at least the dimension shown in Tables 131-04C and 131-
040 or 10 percent of the lot width, whichever is greater. 

(C) For lots with 40 to 50 feet in width, each side setback is a minimum of 4 feet. 

(D) For lots with less than 40 feet in width, each side setback may be reduced to 10 
percent of the lot width but shall not be reduced to less than 3 feet. 

(E) For irregularly shaped lots, such as pie shaped lots, the setbacks is based on the 
average lot width for the first 50 feet of lot depth. 

(F) For consolidated lots, the width for determining setback requirements is the width 
of the premises after the consolidation. 

(4) Rear Setback in all REZones and the RS-1-1, RS-1-2, RS-1-3, RS-1-4, RS-1-5, RS-1-
6, RS-1-7 Zones 

(A) The required rear setback is at least the dimension shown in Table 131-040, 
except as follows: 

(i) For lots with less than 100 feet in depth, the rear setback is at least 10 percent 
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of the lot depth, but not less than 5 feet; and 

{ii) For lots with greater than 150 feet in depth, the ·rear setback is at least 10 
percent of the lot depth or the dimension shown in Tables 131-04C and 131-
04D, whichever is greater. 

{B) Where a rear yard abuts an alley, one-half of the alley width, but not more than 10 
feet, may be counted toward the required rear setback. In no case shall a rear 
setback using this provision be less than 5 feet on the premises. See Diagram 131-
04B. 

Diagram 131-048 
Rear Yard Abutting Alley 

ALLEY 
L ------(.-------.r-----

Rear setback One-half of ajley width (1 0' max) 

r -±"1' t.;iCt'"="-"·~ min on tile premises 
: ,- - - - ~ - - - - - I • 

I I I I 
: 1 I : 
I I I I 
: I : 

I I I 
: I : 
I I I 
I : I 
: I 

_I! . --t ~-
(C) Where access for parking is taken from the alley and the parking spaces are not 

parallel to the alley, a minimum distance of21 feet shall be provided between the 
edge of the alley public right-of-way opposite the lot and the outside edge of the 
parking garage or parking stall closest to the alley. See Diagram 131-04C. 

Diagram 131-04C 
Parking Adjacent to Alley 

L-----:-:L-:~--------
21'min 

C--·-·-t--~-----·--
rr-~2 "minvtRW_ ~t=fmin 
·I I· ,, t! 
!I -.a lj 
i'- 'I :I I 
lt I 

_!I A II 
v 'L 

• 
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(5) Rear Setback in the RS-1-8, RS-1-9, RS-1-10, RS-1-11, RS-1-12, RS-1-13, and RS-1-
14 Zones 

For lots that are served by alley access, the rear setback may be reduced to 4 feet. 

(b) Setbacks in RX Zones 

(1) Front Setback in RX Zones 

RX zone developments exceeding a total of four dwelling units are required to provide 
variable front setbacks as follows: 

(A) Front setbacks of 15 feet are required for at least 25 percent of the total dwelling 
units, 1 0-foot front setbacks are required for at least 25 percent of the total 
dwelling units, and 20-foot front setbacks are required for at least 25 percent of the 
total dwelling units; 

(B) No more than 40 percent of the total number of dwelling units are permitted to 
have front setbacks in any one category (i.e. 10 feet, 13 feet, or 16 feet) described 
in 13L0443(e)(2)(A); and 

(C) Variable front setbacks described in this section shall be established by easement at 
the time of tentative map approval. The easements shall be established at the time 
of zone application if lots are existing and no map is proposed. If a Planned 
Development Permit is processed, the variable setbacks may be established with 
the permit in lieu of creating easements . 

(2) Side and Street Side Setbacks in RX Zones 

(A) For detached dwellings, the following shall apply: 

(i) Minimum side and street side setbacks are at least 3 feet or 10 percent of the 
lot width, whichever is greater, but is not required to be more than 5 feet; 

(ii) No side setback is required for one side only provided the side with no 
setback is adjacent to other property within an RX zone; and 

(iii) A separation of at least 10 feet between buildings must be observed on at least 
one side of each building. 

(B) For attached dwellings, the following shall apply: 

(i) No side setback shall be observed on one side, excluding street side yard; 

(ii) The opposite side setback is 6 feet or 20 percent of the lot width, whichever is 
greater, but is not required to be more than l 0 feet. This side setback may be 
4 feet if a vertical offset in the structure's side wall is provided so that a yard 
area within the building envelope is provided that is equal to or exceeds the 
area projecting into the required yard. See Diagram 131-04D. 
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Diagram 131-o40 
Side Yard Offset in the RX Zones 

of building envelope 

r6·-··-··-··-·--··-· 
i 

side selback 

40' 40' 

L ----------------
STREET 

(iii) Each separate dwelling unit shall have its own side yard wall construction 
that may abut another dwelling unit at the common property line. Common 
wall construction between two dwelling units is not permitted. 

(3) Rear Setback in RX Zones 

Rear setbacks shall be at least 10 feet or, if alley access exists, at least 4 feet. 

(c) Setbacks in RT Zones 

(1) Front Setback in RT Zones 

(A) The minimum front setback is 10 percent oftl;le depth of the lot, and in no case 
shall be less than 5 feet or more than 15 feet. At least some portion of the building 
facade shall be located within 1 foot of the setback line . 

. (B) 50 percent of the front building facade may encroach into the required front yard 
in accordance with Section 131.046l(b) provided that all supplemental 
requirements are met as set forth in Section 131.0464( c). 

(2) Side Setbacks in RT Zones 

(A) Side yards are not permitted except for lightwells and court yards, as shown in 
Diagram 131-04E, which shall be a minimum of 6 feet by 10 feet. 

I 

I 
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Diagram 131-o4E 
Lightwells and Courtyards in the RT Zones 

r··-··-··-··-··-··-··-··-··-··t 
. I . i . 

' zero side setback 
I 

j Lighlweii/Courtyard 

i 
Zero side setback 

I 

i . i 
-··-··-~·-··-·L··-··-··- .. ·-··· 

L ----------------
STREET 

(B) Each separate dwelling unit shall have its own side yard wall construction that 
may abut another dwelling unit at the common property line. Common wall 
construction between two dwelling units is not permitted. 

(C) A minimum side setback of 3 feet is required adjacent to any lot that is not within 
anRTzone . 

(d) Setbacks in RM-1-1, RM-1-2, RM-1-3 Zones 

(1) Front Setback in RM-1-1, RM-1-2, RM-1-3 Zones 

(A) Up to 50 percent of the width of the building envelope may observe the minimum 
15-foot front setback, provided the remaining percentage of the building envelope 
width observes the standard 20-foot setback. This may occur on a floor-by-floor 
basis. See Diagram 131-04F. 
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Diagram 131..o4F 
Standard/Minimum Front Setback 

20' Standard 
front setback 

l ~ 
~··- .. -.. +··-.. -··-··-.. -··-.. -··-··-, 

11

1 

I·-.. ~ :---------TIT 
· I I · Width of 

1 1 1- Building envelope 1 building 
On a floor by floor basis, a max of I I · envelope 

50% of the width of the building ~~lope I ~ - - - - - - - - - -: _u 
f~~:-~i~i··-··- .. -··-··-.. -.. -··-··-··-= 
front setback 

(B) For any portion of a lot that fronts on a curving street with a centerline radius of 
less than 100 feet, the standard setback is 10 feet, and the minimum setback is 5 
feet. 

(2) Side Setbacks-in RM-1-1, RM-1-2, RM-1-3 Zones 

(A) Up to 50 percent of the length of the building envelope on one side of the 
premises may observe the minimum 5-foot side setback, provided the remaining 
percentage of the building envelope length observes at least the standard side 
setback of 8 feet or 10 percent of the lot width, whichever is greater. 

One hundred percent of the length of the building envelope on the opposite side 
may observe the minimum side setback of 5 feet. See Diagram 131-04G. 

I 

I 
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Diagram 131-04G 
Standard/Minimum Side Setback 

Rearaetbacl< r··- .. - .. - .. -··-"1 
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Siandardfron!-cl( I I.-------- -1 I 

: Front yard : 

-).-L.·-··-··-··-··-··-' 
<i ___ ....,:_ ___________ _ 

STREET 

(B) Exception: The minimum and standard side setbacks are at least 4 feet for a 
premises that is less than 50 feet but more than 25 feet wide. The minimum and 
standard side setbacks are at least 3 feet for a premises that is 25 feet wide or less. 

· (C) Where there is an existing development on the premises with the side setback less 
than the current requirement and the building is to be maintained, new 
development may observe the existing side setback for 50 percent of the length of 
the building envelope on a floor-by-floor basis. 

(3) Street Side Setback in RM-1-1, RM-1-2, RM-1-3 Zones 

The minimum street side setback is at least 10 feet or 10 percent of the premises width, 
whichever is greater. · 

(4) Rear Setback in RM-l-1, RM-l-2, RM-1-3 Zones 

Where a rear yard abuts an alley, one-half of the alley width, but not more than I 0 feet, 
may be counted toward the required rear yard. In no case shall a rear setback using this 
provision be less than 5 feet. 

(e) Setbacks in RM-2-4, RM-2-5, RM-2-6 Zones 

(1) Front Setback in RM-2-4, RM-2-5, RM-2-6 Zones 

(A) Up to 50 percent of the width of the building envelope may observe the minimum 
15-foot front setback, provided the remaining percentage of the building envelope 
width observes the standard 20-foot setback. This may occur on ajloor-by-jloor 
basis. 
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(B) For any portion of a lot that fronts on a curving street with a centerline radius of 
less than 100 feet, the standard front setback is 10 feet and the minimum setback is 
5 feet. · 

(2) Side Setbacks in RM-2-4, RM-2-5, RM-2-6 Zones 

(A) The minimum side setback is 5 feet or 10 percent of the premises width, 
whichever is greater. 

(B) Exception: The minimum side setback is 4 feet for a premises that is 40 to 50 feet 
in width. . 

(3) Street Side Setback in RM-2-4, RM-2-5, RM-2-6 Zones 

STREET 

(A) The minimum street side setback is 10 feet or 10 percent of the premises width, 
whichever is greater. 

(B) Street Side Yard Encroachment Option. Up to 50 percent of the building facade 
may encroach up to 5 feet into the required street side yard. The encroachment 
may occur on a floor-by:floor basis. See Diagram 131-04H. 

Diagram 131-o4H 
Street Side Yard Encroachment Option 

r··-··-··-··-··-··-··-··-··-··-··-··-··-··-··-. 
: setback linn~ 1 
I -------------------- . I • 

Front 
yard 

Lanoth of building facade 

I 

<t -----------------
STREET 

( 4) Rear Setback in RM-2-4, RM-2-5, RM-2-6 Zones 

Where a rear yard abuts an alley, one-half of the alley width, but not more than 10 feet, 
may be counted toward the required rear yard. In no case shall a rear setback using this 
provision be less than 5 feet. 

(t) Setbacks in RM-3-7, RM-3-8, RM-3-9 Zones 

(1) Front Setback in RM-3-7, RM-3-8, RM-3-9 Zones 

(A) Up to 50 percent of the width of the building envelope may observe the minimum 

I 

I 
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10-foot front setback, provided the remaining percentage of the building envelope 
width observes the standard 20-foot setback. This may occur on a .floor-by-floor 
basis. 

(B) For any portion of a lot that fronts on a curving street with a centerline radius of 
less than 100 feet, the standard front setback is 10 feet and the minimum setback is 
5feet. 

(2) Side Setbacks in RM-3-7, RM-3-8, RM-3-9 Zones 

(A) The minimum side setback is 5 feet or 10 percent of the premises width, 
whichever is greater. 

(B) Up to 50 percent of the length of the building adjacent to the side yard may abut 
the side property line, provided that no encroaching element shall exceed 30 feet in 
length, that encroaching elements are separated by at least 6 feet, and that each 
dwelling unit has access to either the front or rear of the lot. See Diagram 131-041. 

q 
I 

Diagram 131-D41 
Zero Side Setback Option 

NOTE: The total length of 'A' plus ·s· shall not 
exceed 50% of the length of the building at side yard. 

(3) Street Side Setback in RM-3-7, RM-3-8, RM-3-9 Zones 

(A) The minimum street side setback is l 0 feet or 10 percent of the premises width, 
whichever is greater. 

(B) Up to 50 percent of the building facade may encroach up to 5 feet into the required 
street side yard. 

(g) Setbacks in RM-4-10, RM-4-11 Zones 

(1) Two contiguous yards must observe setbacks of at least 15 feet on the northerly and 
easterly elevations, as shown in Diagram 131-041. 
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Diagram 131-G4J 

Contiguous Yard Requirement 

N Northerty property line 
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remaining 

two property Hnea 

(h) 

(2) The side yard and rear yard shall equal the requirements of the adjacent residential zone 
if that zone is more restrictive. 

Setback Requirements in the RM-5-12 Zone 

(1) Front Setback in the RM·S-12 Zone 

The minimum front setback is 10 feet for any portion of a lot that fronts on a turnaround 
or on a curving street with a centerline radius of less than 100 feet. 

(2) Side Setback in the RM-5-12 Zone 

The minimum side setback specified in Table 131-040 sball be increased 3 feet for 
each 12 feet of structure height over 24 feet. 

(3) Street Side Setback in the RM-5-12 Zone 

The minimum street side setback is as indicated in Table 131-040, except as follows: 

(A) 9 feet for any lot that is at least 45 but less than SO feet wide; 

(B) 8 feet for any lot that is at least 40 but less than 45 feet wide; 

(C) 7 feet for any lot that is at least 35 but less than 40 feet wide; 

(D) 6 feet for any lot that is at least 30 but less than 35 feet wide; and 

(E) 5 feet for any lot that is less than 30 feet wide. 

{4) Rear Setback in the RM-5-12 Zone 

The rear setback specified in Table 131-040 sball be increased 3 feet for each 12 feet of 
structure height over 24 feet. 

I 

I 

' 
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Comer lots that have been resubdivided shall maintain the front setback and street side 
setback in compliance with the requirements placed on the original lot configuration, as 
shown in Diagram 131-04K. The rear yards of the resubdivided lots shall be adjacent to the 
property line located opposite the front property line of the resubdivided lots. 

Diagram 131..o4K 
Setbacks for Resubdivided Comer Lots 

r---:r-one rear and one a. 
R 8 tback Resubdlvlded side setback: (De))l!lnds • 

ear e 1 lot line \ on lot configuration) I r·-.. -··- -··-··-·· ·~- .. - "-"t;: - .. - .. -··-··: 
~ ~ - - - - - - - - - j I - -}- --- -; Malntat~ I 
• : previous 1 

I 1

1 
front setback 1 : y v 

I ~ ~ 
: I 
tc I<' 

"1 /1 
Side Setbacks 

I 

• I I • I I I 

~ :_ _______ : ~ ~j------~ I 
I 1 Maintain previous : 

L.·-··-··-··-··-··-··-=·-·· ~~!.~~~ .. - .. J 

I~ le: 
I G) 

I 
I 

<t.-------------------' 
STREET 

Maximum Structure Height in Residential Zones 

(a) In the RE zones, a structure may exceed the 30-foot height limit to a maximum of 35 feet if 
the front, side, and rear setbacks are each increased by 10 feet, except where structure height 
is limited by the regulations in Chapter 13, Article 2 (Overlay Zones). 

(b) In the RS-1-1, RS-1-2, RS-1-3, RS-1-4, RS-1-5, RS-1-6, and RS-1-7 zones, structure height 
shall not exceed the height of the building envelope. Abutting the required front, side, and 
street side yards, the height of the building envelope above 24 feet is established by the 
angled building envelope planes shown in Table 131-04H up to the maximum pennitted 30-
footstructure height, as shown in Diagram 131-04L. If the maximum structure height does 
not exceed 27 feet, the angle above 24 feet is required only at the side yards . 
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Table 131..Q4H 
Required Angle Building Envelope Plane 

Lot Width Angle Of Plane 

Less than 75 feet 45degrees 

75 feet to 150 feet 30 degrees 

Greater than 150 feet Odegrees 

The angled planes are measured from the vertical axis inward. 

Chimneys may project into the space above the angled building envelope planes to a 
maximum structure height of 30 feet. 

Diagram 131-G4L 
Angled Building Envelope Planes in AS, RX, and RT Zones 

Maximum 
structure height 

I 

TT 
·24'(RS & RX 

zones) 
27'(RT zone) 

Required 
front, side, or street 

side setback 

(c) In the RX zones, the structure height shall not exceed the height of the building envelope. 
Abutting the required front, side, and street side yards, the height of the building envelope 
above 24 feet is established by a 45-degree angled building envelope plane up to the 
maximum permitted 30-foot structure height. If the maximum structure height does not 
exceed 27 feet in height, the 45-degree angled building envelope plane is required only 
along the side yards. The angled building envelope planes shall be measured in accordance 
with Diagram 131-04L. Chimneys may project into the space above the angled building 
envelope planes to the maximum structure height of 30 feet. 

(d) In the RT zone, for buildings with a slab foundation, the maximum permitted structure 
height is 21 feet for one- and two-story structures or 31 feet for three-story structures. For 
buildings with a conventional raised floor, the maximum permitted structure height is 25 feet 
for one- and two-story structures or 35 feet for three-story structures. For buildings with 
sloped roofs with at least a 3:12 pitch (3 vertical feet to 12 horizontal feet), the maximum 
permitted structure height is increased by 5 feet. In all cases, unless otherwise excepted, the 
height of the building envelope above 27 feet adjacent to the front setback line is established 

i 13 1 I 4 MIM 
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by a 30-degree angled building envelope plane slanting inward to the maximum permitted 
strocture height. The angled building envelope planes shall be measured in accordance with 
Diagram 131-04L. 

(e) Strocture Height Requirements in RM-1-1, RM-1-2, RM-1-3 Zones 

(1) Strocture height shall not exceed the height of the building envelope, established as 
follows: 

(A) At the front setback line, the height of the building envelope above 19 feet at the 
minimum setback and 24 feet at the standard setback, is established by a 45-
degree angled building envelope plane sloping inward to the maximum permitted 
30-foot strocture height limit, as shown in Diagram 131-04M 

Diagram 131-o4M 
Angled Building Envelope at Front Setback 

/ Front property line 
1 

30' 

19' 

Exception: The building envelope may have a projection outside the angled 
building envelope area for up to 33 percent of the width of the building envelope 
facing the front yard. The maximum depth of the projection shall be equal to or 
less than its width. See Diagram 131-04N. 

Chimneys may project into the space above the angled building envelope planes to 
a maximum height of 30 feet. 



> Chapter 13: Zones Anal Draft - 09/05197 

§ 131.0444 
Cont'd Diagram 131-G4N 

Exception for Angled Building Envelope Area 

L_ Width of buildlng-t 
1 envelope 

L------------
STREET 

(B) At the side setback line, the height of the building envelope above 24 feet in height 
is established by a 45-degree building envelope plane sloping inward to the 
maximum permitted 30-foot structure height. 

(2) Dormer windows may project into the space above the 45-degree angled building 
envelope planes, as shown in Diagram 131-040, subject to the following: 

(A) A dormer window may not extend beyond a height of 30 feet; 

(B) The aggregate width of dormer windows may not exceed 30 percent of the length 
of the roof plan to which the dormers will be attached; 

(C) Each dormer window may not exceed 8 feet in width measured at the widest point; 
and 

(D) There shall be at least 4 feet between each dormer window. 

• 

t 
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Dormer Window Projection Beyond Angled Building Envelope Plane 

-Slope 

R71ine 

----------,- r 
Dormer 'A' ~ 

(S'max) !-1----------=+= g 
Slope- 4' min .:: 

--------- -t- ,$ 
Dormer ·a· li!' ---------5 

NOTE: To1al width of dormer projections ('A' + 'B') shall not exceed 30% of length of root plan 
in RM -1-1, RM -1-2, RM -1-3 zones or 50% of length of roof plan 
in RM -2-4, RM -2-5, RM -2-6 zones. 

Roof Plan 

3-0imension 

(f) Structure Height Requirements in RM-2-4, RM-2-5, RM-2-6 Zones 

(1) Structure height shall not exceed the height of the building envelope, established as 
follows: 

At the side setback lines, the maximum height of the building envelope above 30 feet in 
height is established by a 60-degree angled building envelope plane sloping inward 
from the side setback lines to the maximum permitted 40-foot structure height. 

(2) Dormer windows may project into the space above the 60-degree angled building 
envelope planes, as shown in Diagram 131-040 subject to the following: 

(A) The aggregate width of dormer windows may not exceed 50 percent of the length 
of the roof plan to which the dormers will be attached; and 

(B) Dormer windows may not extend beyond a height of 40 feet. 

Ch. Art Div. 
L:!L__LL 4 MFM 
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§ 131.0445 Lot Coverage in Residential Zones 

(a) In all REzones and the RS-1-1, RS-1-2, RS-1-3, RS-1-4, RS-1-4, RS-1-5, RS-1-6, and 
RS-1-7 zones, the maximum pennitted lot coverage is 50 percent on any premises where 
more than 50 percent of the premises contains steep hillsides. 

(b) In the RT zones, garages of 525 square feet ofjloor area or less are not included in the 
calculation of lot coverage. Bay windows and turrets, when built at ground level, count as 
coverage. Roofed entryways (porches) and balconies with at least two elevations that are a 
minimum of 40 percent open do not count as coverage. 

(c) In the RM-4-10 and RM-4-11 :zOnes, maximum lot coverage is 50 percent for interior lots 
and 60 percent for comer lots. 

(d) In the RM-5-12 zone, maximum lot coverage is 50 percent for interior lots and 60 percent 
for comer lots, except that maximum lot coverage for any premises that has a building 
exceeding 4 stories or 48 feet in height shall be reduced in accordance with Table 131-041. 

Table 131..()41 
lot Coverage In Rll-5-12 Zone 

Storlu or Struclut'fl Height Maximum Lot Covenl§e 

1-4 stories or 48 feet 50/60% 

5 stories or 60 feet 37% 

6 stories or 72 feet 32% 

7 stories or 84 feet 28% 

8 stories or 96 feet 25% 

9 stories or 108 feet 23% 

Uore than 10 stories or 120 feet 21% 

§ 131.0446 Maximum Floor Area Ratio in Residential Zones 

Ch. 
113. 

(a) Floor Area Ratio for the RS-1-2, RS-1-3, RS-1-4, RS-1-5, RS-1-6, RS-1-7 Zones 

( 1) The maximum pennitted floor area ratio is based on the lot area in accordance with 
Table 131-04J: 

Table 131-o4J 
Maximum Floor Atea Ratio In R$-1-2, R$-1-3, Rs-1-4, R$-1-5, R5-1-6, R5-1·7 Zones 

Lot Area 
(square feet) 

3,000 and less 

3,001 - 4,000 

4.001 - 5,000 

5,001 - 8,000 

Floor Area Ratio 

0.70 

0.65 

0.60 

0.59 

• 

• 



• 

• 

,.. Chapter 13: Zones Final Draft - 09/05/97 · 

§ 131.0446 
Cont'd 

Lot Area Floor Area Ratio 
(square feet) 

6,001 - 7,000 0.58 

7,001-8,000 0.57 

8,001 - 9,000 0.56 

9,001 • 10.000 0.55 

10,001 - 11,000 0.54 

11,001 -12,000 0.53 

12,001 - 13,000 0.52 

13,001- 14,000 0.51 

14,001 • 15,000 0.50 

15,001 - 16.000 0.49 

16,001 - 17,000 0.48 

17,001 • 18,000 0.47 

18,001 . 19,000 0.46 

19,001 and greater 0.45 

(2) For lots that exceed the minimum lot area required by the applicable zone and where 
more than 50 percent of the lot area contains steep hillsides, the maximum permitted 
floor area ratio shall be based on the following: 

(A) The area of the site not containing steep hillsides or the minimum lot area required 
by the applicable zone, whichever is greater; plus 

(B) 25 percent of the remaining lot area not included in (A), above. 

(b) In the RS-1-8, RS-1-9, RS-1-10, RS-1-11, RS-1-12, RS-1-13, and RS-1-14 zones, up to 400 
square feet of garage area shall be excluded from the calculation of gross floor area. 

(c) In the RX zone, the calculation of floor area ratio shall be based on the minimum lot area of 
the zone, or the area of the lot with a gradient less than 10 percent, whichever is greater. 

(d) In the RT zones, up to 525 square feet of garage area may be excluded from the calculation 
of gross floor area. 

(e) In the RM-1-2, RM-1-3, RM-2-4, RM-2-5, and RM-2-6 zones, a minimum of one-fourth of 
the permitted floor area ratio shall be reserved for required parking. If underground parking 
is provided, an area equal to the gross floor area of the underground parking may be added 
to the maximum gross floor area permitted for nonparking uses. The maximum floor area 
ratio for all structures on the premises, excluding underground parking structures, shall not 
exceed the maximum permitted floor area ratio for the zone as identified in Table 131-04G. 

(f) In the RM-3-7, RM-3-8, RM-3-9, RM-4-10, RM-4-11, and RM-5-12 zones, a minimum of 
one-third of the permitted floor area ratio shall be reserved for required parking. If 
underground parking is provided, an area equal to the gross floor area of the underground 



> Chapter 13: Zones Final Draft- 09/05197 

§ 131.0446 
Cont'd 

parking may be added to the maximum gross floor area pennitted for nonparking uses. The 
maximum floor area ratio for all structures on the premises, excluding underground parking 
structures, shall not exceed the maximum permitted floor area ratio for the zone as 
identified in Table 131-040. 

(g) In the RM-5-12 zone, the maximum pennittedfloor area ratio for buildings exceeding 4 
stories or 48 feet of structure height shall be increased in accordance with Table 131-04K. 

Table 131-D4K 
Floor Area Ratio in the RM-5-12 Zone 

Stories or Struclure Height Maximum Floor AnNr Ratio 

1-4 stDries or 48 feet 1.80 

5 stories or SO feet 1.85 

6 stDries or 72 feet 1.90 

7 stories or 84 feet 1.95 

8 stories or 96 feet 2.00 

9 stories or 108 feet 2.05 

More than 10 stories or 120 feet 2.10 

§ 131.0447 Maximum Paving and Hardscape in Residential Zones 

Within the required front yard of theRE and RS zones, the amount of paving and hardscape, 
including architectural projections, is limited to 70 percent of the total required yard. 

§ 131.0448 Accessory Uses and Structures in Residential Zones 

(a) Accessory uses within enclosed buildings are restricted to 25 percent of the pennitted gross 
floor area. 

(b) Accessory Structures in RE, RS, and RX Zones 

Ch. Att Div. 
lts1i4MIM 

For lots with less than 10,000 square feet of area, one-story accessory buildings, not 
including attached or detached patio structures, may encroach into the required side and rear 
setbacks, subject to the following conditions: 

(1) The maximum permitted structure height of an accessory building is 10 feet for a flat 
roof and 15 feet for a pitched roof. If the structure contains a shed roof, the maximum 
structure height is 12 feet measured at the ridge. A building with a flat roof may have a 
roof deck, provided that all handrails and other appurtenances are limited to 42 inches 
in height and comply with all setback requirements. 

(2) All required visibility areas, as set forth in Section 113.0273, shall be observed. 

(3) No accessory building shall be used for living or sleeping purposes. 

(4) In theRE and RS zones the accessory building shall not exceed 525 square feet in gross 
. floor area. 

• 
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(5) In the RX zones the accessory building shall not exceed 400 square feet in gross floor 
area. 

( 6) The length of any accessory building dimension within the required yards shall not 
exceed 30 feet. 

(7) The accessory building must be placed entirely within the rear 30 percent of the lot or 
behind the front 70 feet of the lot, whichever results in the accessory building being 
located farther from the street. 

(8) If the accessory building is used for parking and access to the building is taken from the 
alley, a minimum distance of21 feet shall be provided between the edge of the alley 
opposite the lot and the exterior wall of the accessory building. 

(9) The accessory building may have electrical, gas, and water/sewer connections to 
provide the following activities: 

(A) Lighting, washing machines, dryers, laundry tubs, and hot water heater; 

(B) A one-half bathroom, limited to a water closet and a lavatory sink; and 

(C) A shower provided the property owner signs an agreement recorded with the 
County Recorder and processed through the City Manager stating that the building 
will not be used for living or sleeping purposes. 

§ 131.0449 Garage Regulations in Residential Zones 

(a) Garages with an Existing Embankment in theRE, RS, and RX Zones 

Attached or detached garages, not exceeding 12 feet in height, including parapets and 
handrails, may encroach into the front and street side yards, as shown in Diagram 131-04P, 
subject to the following conditions: 

( 1) The building is used only for required parking and incidental storage related to 
residential use; 

(2) The building is located entirely within a pre-existing embankment at least 6 feet high, 
which shall be maintained. The embankment must have an average height of at least 6 
feet within the area where the building is proposed. 

(3) The building facade is set back a minimum of 6 feet from the property line; 

(4) The building elevation facing the street is no more than 24 feet wide; 

(5) No garage door opens so that it projects into the public right-of-way at any time; 

(6) In theRE and RS zones the building does not exceed 525 square feet in gross floor 
area; 

(7) In the RX zone the building does not exceed 400 square feet in gross floor area; and 

(8) If the building is constructed in conjunction with a retaining wall that will be located 
within the required front yard, the retaining wall must be flared outward from the 
corners of the building at a minimum 45-degree angle to provide a visibility area. 
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Diagram 131-G4P 
Garage Within Existing Embankment 
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(b) Garages in RT Zones 

Ch. Art::._. ,..::D~iv"-J. --'13i1i4MM 

(1) An enclosed and detached two-car garage is required except as otherwise provided in 
this section. 

(2) Access to required parking shall be from an alley abutting the premises. In lieu of 
public alleys in new subdivisions, private easements may be used to provide access for 
abutting residents and authorized service vehicles only. 

(3) The garage shall provide at least two 9-foot by 20-foot parking spaces perpendicular 
to, and directly accessible from, the abutting alley. 

( 4) The garage shall be located within the rear 30 feet of the lot, except to the extent that it 
is necessary to accommodate a 21-foot distance between the edge of the garage and the 
edge of the alley opposite the lot. 

(5) The detached garage may not exceed 12 feet in height. 

( 6) The garage may have a roof deck with open or solid safety fencing not to exceed 42 
inches in height. 

(7) The garage shall abut one interior property line. 

(8) The garage may be attached to the dwelling Unit, subject to the following conditions: 

(A) A court yard with minimum dimensions of 10 feet by 10 feet must be provided 
within the rear 50 percent of the lot, as sh0wn in Diagram 131-04Q, or within the 
dwelling unit. The court yard shall extend the full height of the structure and must 
be at least 75 percent open to sunlight; 

• 

• 
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§ 131.0451 

Diagram 131..04Q 
Courtyard Requirement with Attached Garage 

(B) The vehicle entry facade of the garage may not be more than 24 feet from the rear 
property line; and 

(C) The garage is subject to the same height limits as the dwelling unit. 

(9) Habitable space may be located above an attached garage. 

Building Spacing in Residential Zones 

Detached dwellings shall maintain a minimum distance of 6 feet between dwellings and 3 feet 
between any dwelling and any detached, nonhabitable accessory building located on the same 
premises. 

Minimum Development in the RT Zones 

Townhouse development is permitted only if there is concurrent development of at least 300 feet 
of street frontage or a contiguous 50 percent of the lots in a block, whichever provides the 
greatest street frontage. 

§ 131.0452 Parkway Requirement in the RT Zones 

Subdivisions within the RT zones shall include a landscaped parkway between the street and the 
parallel public sidewalk that is at least 4 feet, 6 inches wide. 

§ 131.0453 Lot Consolidation Regulations in the RM-1-1 and RM-1-2 Zones 

In the RM-1-1 and RM~l-2 zones within urbanized communities, lot consolidation is subject to 
the following: 

(a) Any building on a consolidated premises may cross only one previous property line, as 
shown in Diagram 131-04R; 

(b) If the consolidation results in a total street frontage exceeding 60 feet, the number of 
dwelling units permitted within any single building shall not exceed the number of units that 
would have been permitted on the largest premises before the consolidation, as shown in 
Diagram 131-04R; 

Ch. Art. 
L:!L . ..-1 _ __. __ 
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Diagram 131-o4R 
Buildings on Consolidated Lots 
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(c) If the depth of the lots to be consolidated is greater than 139 feet, only 139 feet shall be used 
in the calculation to detennine the number of units permitted without a Site Development 
Pemrit; and 

• 

(d) Within the front 50 percent of the consolidated premises, a minimum 3-foot offset in the • 
front facade shall be required for any building where the dimension most parallel to the 
street exceeds one-and-one-half times the width of the permitted building envelope of the 
largest lot existing before consolidation. See Diagram 131-048. 

12S'max ------.r 
(width of consolidated premises) 

NOTE: No offset required if 'B' is less than or equal to 1.5 X 'A'. 

ct.--------------
STREET 
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§ 131.0454 Storage Requirements in the RM Zones 

In all RM zones, each dwelling unit shall have a fully enclosed, personal storage area outside the 
unit that is at least 240 cubic feet with a minimum 7-foot horizontal dimension along one plane. 

§ 131.0455 Private Exterior Open Space in the RM Zones 

§ 131.0456 

(a) In the RM-1-1, RM-1-2, and RM-1-3 zones, at least 60 square feet ofusable, private, 
exterior open space abutting each dwelling unit shall be provided with a minimum 
dimension of 6 feet in any direction. The open space may be located in required yard areas, 
but shall be no closer than 9 feet to the front or rear property lines, and no closer than 4 feet 
to the side property lines. See Diagram 131-04T. 

Diagram 131-o4T 
Private Exterior Open Space 

/"'U"IUiflU wall 
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rear yard) : 

~ L 
Max 50% of exterior 
usable open space may 
encroach into reauired 

(b) In the RM-2-4, RM-2-5, and RM-2-6 zones, at least 75 percent of the dwelling units shall be 
provided with at least 60 square feet of usable, private, exterior open space abutting the unit 
with a minimum dimension of 6 feet. The open space may be located in required front and 
rear yards, but shall be no closer than 9 feet to the front property line. 

(c) In the RM-3-7, RM-3-8, and RM-3-9 zones, at least 7 5 percent of the dwelling units shall be 
provided with at least 60 square feet of usable, private, exterior open space abutting the unit 
with a minimum dimension of 6 feet. The open space may be located in the required front 
yard, but shall be no closer than 9 feet to the front property line. 

(d) In the RM-4-10, RM-4-11, and RM-5-12 zones, at least 50 square feet ofusable, private, 
exterior open space abutting each dwelling unit shall be provided with a minimum 
dimension of 4 feet. 

Common Open Space in the RM Zones 

In all RM zones, premises with more than four dwelling units shall include common open space 
as follows: 

(a) The common open space area shall be at least 300 square feet, or 25 square feet per dwelling 
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unit, Whichever is greater. 

(b) At least· one area of common open space shall be provided with minimum dimensions of 12 
feet by 15 feet. This space shall be improved as a usable area with lawn or recreational 
facilities. 

(c) Roofed structures may occupy a maximum of 50 percent of the common open space area. 
No enclosed buildings are permitted in the common open space area. 

(d) Common open space may be provided in the required side and rear yards. 

(e) Common open space shall be landscaped or improved with outdoor recreational facilities 
available only to the residents and guests of the development. 

§ 131.0460 Maximum Third Story Dimensions in the RS Zones 

In the RS-1-2, RS-1-3, RS-1-4, RS-1-5, RS-1-6, and RS-1-7 zones, the following shall apply: 

(a) The width of the third story is limited to 70 percent of the width of the lot. 

(b) The depth of the third story is limited to 50 percent of the depth of the lot or 100 percent of 
the maximum width dimension, whichever is greater. 

§ 131.0461 Architectural Projections and Encroachments in Residential Zones 

(a) The following are permitted architectural projections and encroachments into required 
yards for RS and RX zones and the RM-1-1, RM-1-2, and RM-1-3 zones. These projections 
and encroachments are not permitted in the required front and street side yards within view 
corridors that are designated by land use plans in the Coastal Overlay Zone and may not be 
located in a required visibility area or a required turning radius or vehicle back-up area 
except where development regulations may allow. 

(1) Eave, cornice, and eyebrow projections may extend into the required yard subject to the 
following: 

(A). The projection may extend a maximum of 6 feet into the required yard or 50 
percent of the width of the required yard, whichever is less; 

(B) The projection shall not be closer than 2 feet, 6 inches to the property line; and 

(C) There shall be a minimum 6-foot, 8-inch clearance between proposed grade and 
the projection. 

(2) Openly supported architectural projections, including trellises, may encroach into 
required yards, as shown in Diagram 131-04U, subject to the following: 

(A) The height shall not exceed the height of the roof eave or the sill plate of the 
second floor, whichever is lower; 

(B) The projection shall be at least 50 percent open in plan view; 

• 

• 

(C) The projection may extend a .maximum of 6 feet into the required yard or 50 • 
percent of the width of the required yard, whichever is less; 



• 
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(D) The projection shall not be closer than 2 feet, 6 inches to the property line; 

(E) There shall be a minimum 6·foot, 8·inch clearance between proposed grade and 
the lowest horizontal portion of the projection, not including the supports, as 
described in Section 131.046l(aX2)(F), below; and 

(F) Diagonal supports from the building wall, such as knee braces, extending within a 
45.degree angle from the building wall to the horizontal portion of the projection 
are permitted, provided that the horizontal and vertical components of the supports 
do not exceed 3 feet. There shall be a minimum spacing of 6 feet between 
supports. 

Diagram 131-o4U 
Openly Supported Architectural Projections 
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(3) Bay windows may project into required yards, as shown in Diagram 131-04V, subject 
to the following requirements: 

(A) There shall be a minimum 1-foot clearance between the lowest point of the bay 
window structure and proposed grade directly below; 

(B) The bay window shall not project into the required yard more than 4 feet or 50 
percent of the width of the required yard, whichever is less. The bay window shall 
not be closer than 4 feet to the property line; 

(C) The bay window shall not be more than 8 feet in width; 

(D) The bay window may extend to the maximum permitted height of the building 
envelope; and 

(E) There shall be a 16-foot or greater spacing between bay windows, and no more 
than two bay windows per. elevation shall encroach into the required yard. 
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Diagram 131-G4V 
Bay Window Yard Projections 

max min max 
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( 4) Fireplace enclosures may encroach into required yards subject to the following 
requirements: 

(A) The fireplace enclosure may not encroach into the required yard more than 2 feet. 
6 inches or SO percent of the width of the required yard, whichever is less. The 
fireplace shall not be closer than 2 feet, 6 inches to the property line; 

(B) The fireplace and chimney are not be subject to the 45-degree sloped building 
envelope requirement and may extend to the maximum structure height at the 
required setback; 

(C) The fireplace enclosure shall have a maximum width of 10 feet measured from 
grade to the roof eave or the sill plate of the second floor, whichever is lower, and 
a maximum width of 5 feet beyond that; and 

(D) No more than two projecting fireplaces per building elevation are permitted. 

(5) Electrical fuse boxes, gas meters, and utility enclosures may encroach into required side 
and rear yards subject to the following requirements: 

(A) The encroachment into the required yard shall not exceed 18 inches; 

(B) The encroachment shall not be ~loser than 2 feet, 6 inches to the property line; 

(C) The encroachment shall not exceed a width of 6 feet and a height of 8 feet; and 

(D) No more than one of each of these types of encroachments is permitted per 
building elevation. 

( 6) Entry roofs and porches may encroach into the required front and street side yards 
subject to the following requirements: 

(A) The encroachment shall not exceed 6 feet or 50 percent of the width of the 
required yard, whichever is less; 

(B) The height of the entry roof shall not exceed 10 feet for flat roofs, 12 feet for 
pitched roofs, or 12 feet at the apex of an arched roof with 10 feet at the springline; 

• 

• 
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(C) The width of the encroachment shall not exceed 10 feet or 50 percent of the width 
of the habitable portion of the building elevation, whichever is greater; and 

(D) Porches shall be maintained with at least two elevations that are at least 40 percent 
open. 

(7) Entry arbors may encroach into required front and street side yards, as shown in 
Diagram 131-04W, subject to the following requirements: 

(A) The height of the arbor shall not exceed 10 feet for flat-topped structures or 12 feet 
for sloping structures; 

(B) The width of the arbor shall not exceed 6 feet, measured to the centerlines of the 
supports. A maximum 2-foot overhang is permitted on each side of the center of 
the supports, as long as the overhang does not project into the public right-of way; 

(C) The horizontal surface of the arbor, including overhang, must provide a minimum 
6-foot, 8-inch clearance above proposed grade; 

(D) Supports shall not exceed a maximum dimension of 12 inches by 12 inches; 

(E) There shall be at least 6 feet between supports along the length of the arbor; 

(F) In plan view, the arbor shall be at least 40 percent open. Fencing between posts is 
subject to Chapter 14, Article 2, Division 3 (Fence Regulations); 

(G) The arbor shall not be enclosed on any side other than the side attached to the 
building, if attached; and 

(H) Arbors may encroach the entire width of the required yard but may not project · 
beyond the property line. 

Diagram 131-o4W 
Entry Arbor Yard Projections 

/

Roof element above -~~~ ~"-l~-- -(:1: ~~open\ = = = =:,::: ro:: 1 
2' 1 12' Height 

0 I n n n n n n limit 
I _,f-10'Hight 

6 , 1 12" X 12• max post 1 I Hmit D-o 0 0 : s·-rmin 

~max I L r-'- ________________ 1 Gnade 

Plan View Section View 

(8) Patio structures may be located within a required side yard or rear yard, subject to the 
following requirements: 

(A) The patio structure shall not be located closer than 5 feet to any property line; 

(B) The patio shall be open on at least three sides except for support columns with 
maximum dimensions of 18 inches by 18 inches in plan view; 
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(C) The support columns shall have a minimum separation of 8 feet measured on 
center; and 

(D) The height of the roof of the patio shall not exceed the roof eave or the sill plate of 
the second floor, whichever is lower. 

(9) Dormers are permitted to encroach into required yards and into the sloped building 
envelope plane subject to the following: 

(A) The total length of all dormers on a building wall may not exceed 30 percent of the 
total length of the building along that wall; 

(B) A dormer may not exceed 8 feet in width. measured at the building wall; 

(C) There shall be a minimum of 4 feet between each dormer, including eaves; 

(D) Projecting dormers may project through the 30/45-degree sloped building envelope 
plane and may encroach 4 feet into the required yard or 50 percent of the width of 
the adjacent required yard, whichever is less; provided, however, that the dormer 
may not be closer than 3 feet to the property line; and 

(E) A dormer may be a vertical extension of a bay window. 

(1 0) Unroofed structures: An unroofed portion of a structure not in excess of 3 feet above 
proposed grade, with an open safety railing not exceeding 42 inches in height, is 
permitted within a required side or rear yard. 

(b) The following are permitted architectural projections and encroachments into the required 
front and street side yard for the RT zones. A maximum of 50 percent of the area of the 
required minimum front yard (the front S feet of the lot) may be used for encroachments. 
See Section 131.0464(c) for required building articulation features. No permitted projection 
or encroachment may be located in a required visibility area or a required turning radius or 
vehicle back-up area except where development regulations may allow. 

(1) Projecting balconies may encroach into required minimum front and street side yards 
subject to the following requirements: 

(A) One unenclosed projecting balcony is permitted for each story above the first story; 

(B) A projecting balcony may encroach up to 4 feet into required minimum yards; 

(C) Support posts to the ground below are not permitted unless the area below the 
balcony serves as a projecting entry and provides shelter for an access door to the 
dwelling unit; and 

(D) The maximum permitted width of projecting balconies is 8 feet. 

(2) Bay windows may encroach into required minimum front and street side yards subject 
to the following requirements: 

(A) Bay windows are limited to two per story; 

(B) The maximum permitted width of bay windows is 8 feet; 

• 

• 
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(C) Bay windows may encroach a up to 4 feet into required minimum yards; and 

(D) Bay windows may extend to the height of the building or there may be a horizontal 
separation between the bay windows. 

(3) Turrets with or without cupola may ,encroach into the required minimum front and street 
side yards and may extend into the sloped building envelope area subject to the 
following requirements: 

(A) Only one turret per lot may be used; 

(B) A turret located at the comer of the building on a comer lot may encroach into both 
the front and street side yards; 

(C) A turret may encroach up to 4 feet into required yards; and 

(D) A turret (and cupola) may also extend above the building height limit and into the 
sloped building envelope area so that the highest point is up to 5 feet above the 
maximum structure height of the zone. 

(4) Projecting entries, either at grade or elevated with accompanying stairs and cover, may 
encroach into required minimum front and street side yards subject to the following 
requirements: 

(A) Only one entry per elevation is permitted; 

(B) The height of the floor of an elevated entry shall not exceed 42 inches above 
proposed grade; 

(C) The entry may not be closer than 4 feet to the front property line; and 

(D) The width of a projecting entry shall not exceed 50 percent of the width of the 
building facade. 

(5) Trellis projections and eaves may project into required minimum front and street side 
yards subject to the following requirements: 

(A) Trellises may project into required minimum yards up to the property line, but no 
portion of the trellis may extend beyond the property line; 

(B) Eaves may project 2 feet, 6 inches into the required minimum yards; and 

(C) There shall be at least 6 feet, 8 inches of clearance between proposed grade and 
the bottom of the projections. 

(6) Dormer windows may project into required minimum front and street side yards subject 
to the following requirements: 

(A) A maximum of two dormers are permitted per elevation; 

(B) The maximum width of dormers shall be 5 feet; and 

(C) Dormers may extend into the sloped building envelope area. 

Ch Art. "':;Div.;::-. -JiL!_T 4_.MW 
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(7) A detached garage may encroach into the street side yard subject to the following 
requirements: 

(A) The garage may not exceed 12 feet in height; and 

(B) The garage must be located within the rear 30 feet of the lot. 

(c) In the RM-2-4, RM-2-5, RM-2-6, RM-3-7, RM-3-8, RM-3-9, RM-4-10, RM-4-11, and RM-
5-12 zones, architectural encroachments listed in Section 131.046l(a) are permitted with the 
following limitations. No permitted projection or encroachment may be located in a required 
visibility area or a required turning radius or vehicle back-up area except where development 
regulations may allow. 

(1) For front and rear yards, one encroachment is permitted per 50 feet of building facade 
length, with a minimum of 10 feet between encroachments. 

(2) For side yards, two encroachments are permitted per 50 feet of building facade length, 
with a minimum of 10 feet between encroachments. 

(3) A minimum of 3 feet must be provided between the encroachment and the property 
line. 

§ 131.0462 Requirements for Attached Units in the RX Zones 

The street wall of an attached dwelling unit shall be horizontally offset a minimum of 4 feet from 
the street wall of the dwelling unit to which it is attached. 

§ 131.0463 Roof Design Variation Requirements in the RX Zones 

In the RX zones, for developments exceeding 8 dwelling units, at least 30 percent of the units 
shall have roof designs that vary from the remainder of the dwelling units. 

§ 131.0464 Supplemental Requirements for Residential Zones 

(a) Supplemental Requirements for RE and RS Zones 

(1) Manufactured homes are permitted as residential dwelling units subject to all 
regulations of the applicable zone in addition to the following supplemental 
regulations: 

(A) Siding shall be of nonreflective material such as wood, vinyl, stucco, decorative 
stone, or masonry; 

-(B) Roofing materials shall be of nonreflective material such as concrete tiles, 
fiberglass shingles, or composition shingles, shakes, or tiles; 

(C) Eaves shall be between 12 and 16 inches measured from the vertical side of the 
exterior wall; and 

I 

• 

(D) The foundation along the exterior perimeter shall conform to the Building 
Regulations and shall consist of poured concrete, masonry, or approved all-weather 
material. If the foundation material is not masonry or concrete, it shall match the • 
siding material of the home. 

Ch. Alt. Oiv. 
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(b) Supplemental Requirements for RX Zones: 

(1) For lots without alley access, a minimum of 25 percent of the length of the building 
facade on the ground floor must be utilized for habitable space. 

(2) Manufactured homes are permitted as residential dwelling units provided they comply 
with the regulations in Section 131.0464(a)(1). 

(c) Supplemental Requirements for RT Zones: 

(1) When an RT development exceeds 12 units and the lots are greater than 90 feet in 
depth, the front facade of one-third of the dwelling units must be offset 3 feet from the 
front facade of the remaining units. 

(2) For all dwelling units, 20 percent of the area of the front facade shall be used for door 
and window areas. 

(3) One building articulation feature from each category listed below shall be incorporated 
into each dwelling unit: 

CateioryA: 
Elevated first floor 
Projecting balcony 
Bay windows (2) 

Cate2myB: 
Turret (with or without cupola) 
Inset balcony 
Angled side planes (2) 
Projecting (or inset) elevated entry 

Cate&Ot:YC 
Planter boxes 
Trellises 
Inset windows 
Projecting covered entry 
Dormer windows 
Inset entry 

Building articulation features shall be provided in accordance with the following 
regulations. Those features that may project into the required front and street side yards 
are indicated and are subject to the requirements in Section 131.046l(c). 

(A) Elevated First Floor. The elevation of the ground story (first floor) shall be 42 inches 
above proposed grade. 

(B) Projecting Balcony. A maximum of one projecting balcony is permitted for each 
story above the first story. Each balcony may be roofed or unroofed. Open or solid 
safety railings not to exceed 42 inches in height are permitted. (See Section 
131.0461 (b )(1) for yard encroachment regulations). 

(C) Bay Windows. At least two bay windows per elevation are required. A minimum of 
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40 percent of each bay window elevation shall be glass. {See Section 131.0461 {b )(2) 
for yard encroachment regulations). 

(D) Turret. The minimum size of a turret shall be 6 feet by 6 feet or shall have a 6-foot 
diameter in plan dimensions. Turrets shall extend from the ground {first story) level 
for the full height of the building or shall extend from the second story to the full 
height of the building. A turret may project into the space above the angled building 
envelope plane to 5 feet above the maximum permitted structure height. For each 
story, at least 40 percent of the turret elevation shall be glass. At the first story, an 
entry door may substitute for an equal square footage amount of glass area. Only one 
bay window per story may be used if a turret is provided. {See Section 141.0461 {b ){3) 
for yard encroachment regulations). 

(E) Inset Balcony. A maximum of two inset balconies are permitted per elevation. Each 
balcony may be roofed or unroofed. Open or solid safety railings not to exceed 42 
inches in height are permitted. 

(F) Angled Side Planes. At both side setbacks, the structure shall observe 60-degree 
planes sloping inward above 25 feet in height to the maximum permitted building 
height. At minimum, angled planes must be located on the front 50 percent of the 
structure. Dormers may project from the angled side planes to the side property lines 
but may not be closer than 3 feet to a street side property line. 

{G) Projecting Elevated Entry. One projecting entry is permitted per elevation .. The entry 
must be unenclosed on three sides and may have a maximum 42-inch-high open 
safety railing. The entry shall be a minimum of 6 feet and a maximum of 8 feet wide . 
The entry may have an unenclosed balcony with the same horizontal dimensions 
above it. Stairs providing access to the entry for buildings with an elevated first floor 
shall not be included in the determination of width. (See Section 131.046l{b){4) for 
yard encroachment regulations). 

(H) Planter Boxes. Planter boxes shall be of wood, brick, stone, or finished/patterned 
concrete construction. The minimum total area of the planter boxes shall be 40 square 
feet. The walls of the planter boxes shall be at least 24 inches and no more than 36 
inches high. The planter boxes shall be located adjacent to the structure, entry, 
walkway, or property line. Wrought iron fencing (and gate), at least 50 percent open, 
may be placed in the required front yard either separately or in conjunction with the 
planter boxes, in accordance with the fence height regulations in Chapter 14, Article 
2, Division 3 (Fence Regulations). 

(I) Trellises. Trellises shall be at least 50 percent open in plan view. Diagonal supports 
from the building wall extending within a 45-degree angle from the building wall to 
the horizontal portion of the projection are permitted. (See Section 131.0461{b){5) 
for yard encroachment regulations). 

(J) Inset Windows. A maximum of two inset windows are permitted per story. The 
window surface must be set back at least 6 inches from the front facade. 

(K) Projecting Covered Entry. One projecting covered entry is permitted per elevation. 

• 

• 

The entry shall be at least 6 feet but no more than 8 feet wide. The required cover 
shall be no more than 50 percent open. The entry may have an unenclosed balcony 
with the same horizontal dimensions, above·it. (See Section 131.0461{b)(4) for yard • 
encroachment regulations). 
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(L) Dormer Windows. Dormers may project into the space above the angled building 
envelope plane. Dormers may have pitched or curved roofs. The maximum width for 
dormers is 5 feet. At the side and street side setbacks a minimum separation of I 0 
feet between dormers is required. (See Section 131.0461(b)(6) for yard 
encroachment regulations). 

(M) Inset Entry. One inset entry is permitted per elevation. Inset entries shall be either at 
grade or elevated. The entry must be set back at least 24 inches from the facade and 
may have a maximum 42-inch-bigh open safety railing. 

(d) Supplemental Requirements for RM-1-1, RM-1-2, RM-1-3 Zones 

(1) For lots with a width of60 feet or less, not more than two 10-foot-wide garage doors or 
garage entries or a single 16-foot-wide garage door or entry on the building facade is 
permitted, except when that door accesses underground parking. For each additional25 feet 
of street frontage, an additional 10 feet maximum width garage door or garage entry is 
permitted. 

(2) For lots with a width of 50 feet or less, at least 40 percent of the length of the building 
facade on the ground floor must enclose habitable area (not garage or parking entrance); for 
lots greater than 50 feet in width, at least 50 percent of the length of the building facade on 
the ground floor must enclose habitable area. See Diagram 131-04X. 

nua,nNim 131-o4X 
Hal)ita:ble Space Requirement 

Lot Width of SO' Max SO% of length 
or less - min 40% of of building facade 

length of building facade 

Lot width of more Max SO% of length 
than SO' • min SO% of of building facade 

length of building facade 

Length of building facade---.t-

(3) Within the front facade on all floors above the frrstjloor, a transparent glass window or 
windows with an aggregate area of at least 20 square feet shall be provided for each 
dwelling unit that faces the street. 

(e) Supplemental Requirements for the RM-2-4, RM-2-5, RM-2-6 Zones 

(1) For lots with a width of 60 feet or less, not more than two 1 0-foot-wide garage doors or 
garage entries or a single 16-foot-wide garage door or entry on the building facade is 
permitted, except when that door accesses underground parking. For each additional 25 feet 
of street frontage, an additional 10 feet maximum width garage door or garage entry is 
permitted. 
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an additional 5 feet from the facade wall enclosing habitable space, as shown in Diagram 
131-04Y. 

(3) For lots with a width of 50 feet or less, at least 40 percent of the length of the building 
facade on the ground floor must enclose habitable area (not a garage or parking entrance); 
for lots greater than 50 feet in Width, at least 50 percent of the length of the building facade 
on the ground floor must enclose habitable area. See Diagram 13l..Q4Y. 

(4) 

DIAtlnam· 131..()4¥ 

Lot width ~ 50' 
or less • min 40% ~ 

length ~ building facade 

Hall•itall•le Space Offset 

~-----~~~~(._ ____ ~ 
Within the building facade on all floors above the firstjloor, a transparent glass 
window or windows with an aggregate area of at least 20 square feet shall be provided 
for each dwelling unit that faces the street. 

(f) Supplemental Requirements for the RM-3-7, RM-3-8, RM-3-9 Zones 

When the ground floor of a building is used for parking and the parking is adjacent to a 
required yard, the parking area must be screened by a minimum 6-foot-high fence or 6-foot
high landscaping. A pedestrian entry to the building from each street must be provided. 

§ 131.0465 Diagonal Plan Dimension in Residential Zones 

Ch. · Art. Dill. 

For new structures in the RS-1-7 zone and all RX zones, a maximum diagonal plan dimension 
applies to lots where the depth is three times the width, as follows: 

(a) The maximum diagonal plan dimension shall not exceed 150 percent of the width of the lot, 
as shown in Diagram 131-04Z. 

i 131 1; 4 MM 

I 

I 
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Diagram 131..Q4Z 
Maximum Diagonal Plan Dimension 

.-f--------LOt depth,. 3 X Wklth--------.,f 

(b) The maximum diagonal plan dimension shall be measured between the two most extreme 
points on the structure. If the structure is irregular in shape. the maximum diagonal plan 
dimension may be measured between the first extreme building point and the point of the first 
building modulation along the length of the building with subsequent measurements allowed 
between modulations, as shown in Diagram 131-04AA. A modulation shall have a minimum 
4-foot differential and shall extend for a minimum of 10 feet in length. 

Diagram 131..()4AA 
Diagonal Plan Dimension Modulations 

r ••-•t-••-••-••-••-••1 

'--··-··-··-··-··-··-··-··-··-··-···-··-··-··-··-··-··-··· 
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• 

Division 5: Commercial Base Zones 

§ 131.0501 Purpose of Commercial Zones 

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. The intent of the 
commercial zones is to provide distinct regulations for size, intensity, and design to reflect the 
variety of the desired development patterns within San Diego's communities. 

§ 131.0502 Purpose of the CN (Commercial-Neighborhood) Zones 

(a) The purpose of the CN zones is to provide residential areas with access to a limited number of 
convenient retail and personal service uses. The CN zones are intended to provide areas for 
smaller scale, lower intensity developments that are consistent with the character of the 
surrounding residential areas; The zones in this category may include residential 
development. Property within the CN zones will be primarily located along local and selected 
collector streets. 

(b) The CN zones are differentiated based on the permitted lot size and pedestrian orientation as 
follows: 

• CN-1-1 allows development of a limited size with a pedestrian orientation 
• CN-1-2 allows development with an auto orientation 
• CN-1-3 allows development with a pedestrian orientation 

§ 131.0503 Purpose of the CR (Commercial-Regional) Zones 

(a) The purpose of the CR zones is to provide areas for a broad mix of business/professional 
office, commercial service, retail, wholesale, and limited manufacturing uses. The CR zones 
are intended to accommodate large-scale, high intensity developments. Property within these 
zones will be primarily located along major streets, primary arterials, and major public 
transportation lines. · 

(b) The CR zones are designed for auto-oriented development and are differentiated based on the 
uses allowed as follows: 

• CR-1-1 allows a mix of regional serving commercial uses and residential uses, with an auto 
orientation 

• CR-2-1 allows regional serving commercial and limited industrial uses with an auto 
orientation but no residential use 

§ 131.0504 Purpose of the CO (Commercial-Office) Zones 

(a) The purpose of the CO zones is to provide areas for employment uses with limited, 
complementary retail uses and medium to high density residential development. The CO 
zones are intended to apply in larger activity centers or in specialized areas where a full range 
of commercial activities is not desirable. 

(b) The CO zones are differentiated based on the uses allowed as follows: 

_Ch. Art. 
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• 
• 

C0-1-1 allows a mix of office and residential uses with a neighborhood scale and orientation 
C0-1-2 allows a mix of office and residential uses that serve as an employment center 

§ 131.0505 Purpose of the CV (Commercial-Visitor) Zones 

(a) The purpose of the CV zones is to provide areas for establishments catering to the lodging, 
dining, and recreational needs of both tourists and the local population. The CV zones are 
intended for areas located near employment centers and areas with recreational resources or 
other visitor attractions. 

(b) The CV zones are differentiated based on development size and orientation as follows: 

• CV -1-1 allows a mix of large-scale, visitor-serving uses and residential uses 
• CV -1-2 allows a mix of visitor-serving uses and residential uses with a pedestrian orientation 

. § 131.0506 Purpose of the CP (Commercial-Parking) Zone 

The purpose of the CP zone is to provide off-street parking areas for passenger automobiles. The 
CP zone is intended to be applied in conjunction with established commercial areas to provide 
needed or required off-street parking. · 

§ 131.0507 Purpose of the CC (Commercial-Community) Zones 

(a) The purpose of the CC zones is to accommodate community-serving commercial services, 
retail uses, and limited industrial uses of moderate intensity and small to medium scale. The 
CC zones are intended to provide for a range of development patterns from pedestrian
friendly commercial streets to shopping centers and auto-oriented strip commercial streets. 
Some of the CC zones may include residential development. Property within the CC zones 
will be primarily located along collector streets, major streets, and public transportation lines. 

(b) The CC zones are differentiated based on the uses allowed and regulations as follows: 

Ch. Art. Div. 
;1311!5-

(1) The following zones allow a mix of community-serving commercial uses and residential 
uses: 

• CC-1-1 is intended to accommodate development with strip commercial characteristics 
• CC-1-2 is intended to accommodate development with high intensity; strip commercial 

characteristics 
• CC-1-3 is intended to accommodate development with an auto orientation 

(2) The following zones allow community-serving uses with no residential uses: 

• CC-2-1 is intended to accommodate development with strip commercial characteristics 
• CC-2-2 is intended to accommodate development with high intensity, strip commercial 

characteristics 
• CC-2-3 is intended to accommodate development with an auto orientation 

(3) The following zones allow a mix of pedestrian-oriented, community-serving commercial 
uses and residential uses: 

• CC-3-4 is intended to accommodate development with a pedestrian orientation 

• CC-3-5 is intended to accommodate development with a high intensity, pedestrian 
orientation 

• 

• 



• 
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§ 131.0515 

(4) The following zones allow heavy commercial uses and residential uses: 

• CC-4-1 is intended to accommodate development with strip commercial characteristics 
• CC-4-2 is intended to accommodate development with high intensity, strip commercial 

characteristics 
• CC-4-3 is intended to accommodate development with an auto orientation 
• CC-4-4 is intended to accommodate development with a pedestrian orientation 
• CC-4-5 is intended to accommodate development with a high intensity, pedestrian 

orientation 

(5) The following zones allow a mix of heavy commercial and limited industrial uses and 
residential uses: 

• CC-5-1 is intended to accommodate development with strip commercial characteristics 
• CC-5-2 is intended to accommodate development with high intensity, strip commercial 

characteristics 
• CC-5-3 is intended to accommodate development with an auto orientation 
• CC-5-4 is intended to accommodate development with a pedestrian orientation 
• CC-5-5 is intended to accommodate development with a high intensity, pedestrian 

orientation 

Where Commercial Zones Apply 

On the effective date of Ordinance 0-_, all commercial zones that were established in 
Municipal Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base 
zones established in this division, as shown in Table 131-0SA. 

Table 131-05A 
Commercial Zone Applicability 

Previous Chapter 10 Commercial Zone Replaced with New Commercial Zone Established by this DiviSion 

Commercial Zone that Existed on . Applicable Zone of this DiviSion 

CN CN-1-2 

CA CC-1-3 

CA-RR CC-2-3 

cc CC-3-5 

co C0-1-2 

CR CV-1-1 

cv CV-1-2 

C, C (PCOZ) CC-4-5 

C-1 CC-4-2 

C-1 (PCOZ) CC-4-4 

CBD CR-1-1 

CP CP-1-1 

No Existing Zone CN-1~1. CN-1-3 

Ch. Art. Div. 
L13 1 '5-
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Previous Chapter 10 Commercial Zone Replaced with New Commercial Zone Established by this Division 

Commercial Zone that Existed on Applicable Zone of this Division 

No Existing ZOne CN·1·1, CN-1-3 

No Existing ZOne CC+1,CC+2, 

No Existing Zone . CC·2·1, CC·2·2 

No Existing Zone CC-3-4 

No Existing Zone CC-4-1, CC-4-3 

No Existing Zone CC-5-1, CC-5-2, CC-5-3,00-5-4 CC-5-5 

No Existing ZOne CR·2·1 

No Existing ZOne 00.1·1 

§ 131.0520 Use Regulations of Commercial Zones 

The regulations of Section 131.0522 apply in the commercial zones unless otherwise specifically 
provided by footnotes indicated in Table 131-05B. The uses permitted in any zone may be 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14. Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). · 

(a) Within the commercial zones, no structure or improvement, or portion thereof, shall be 
constructed, established, or altered, nor shall any premises be used or maintained except for 

• 

one or more of the purposes or activities listed in Table 131-0SB. It is unlawful to establish, • 
maintain, or use any premises for any purpose or activity not iisted in this section or Section 
131.0522. 

(b) All uses or activities permitted in the commercial zones shall be conducted entirely within an 
enclosed building unless the use or activity is traditionally conducted outdoors. 

(c) Accessory uses in the commercial zones may be permitted in accordance with Section 
131.0125. 

(d) Temporary uses may be permitted in the commercial zones for a limited period of time with a 
Temporary Use Permit in accordance with Chapter 12, Article 3, Division 4. 

(e) For any use that cannot be readily classified, the City Manager shall determine the appropriate 
use category and use subcategory pursuant to Section 131.0110. 

§ 131.0522 Use Regulations Table of Commercial Zones 

Ch. Art. Oiv. 

The uses allowed in the commercial zones are shown in Table 131-0SB. 

Legend for Table 131-05B 

Symbol in Table 131-o5B Description of Symbol 

P Use or use category is permitted. Regulations pertaining to a specific use may be 
referenced. 

L Use is permitted with limitations, which may include location Hmitations or the 
requirement for a use or development permit. Regulations are located in Chapter 14, 
Article 1 (Separately Regulated Use Regulations). 

113! 1 i 5 •• 

I 
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Symbol In Table 131..058 Description of Symbol 

N NeighborhOOd Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

c Conditional Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations). 

Use or use category is not permitted. 

Table 131-058 
Use Regulations Table for Commercial Zones 

Use Categories/Subcategories Zone Designator Zones 
[See Section 131.0112 for an explanation and 

1st & 2nd,.. CNPJ· CR- CO- CV-descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

3rd,.. 1- 1- 2- 1- 1-

4th,.. 1 1213 1 1 1 1 2 1 1 2 

Open Space 

Active Recreation - - - -
Passive Recreation - - - - -
Natural Resources Preservation - - - - -
Park Maintenance Facilities - - - - -

Agriculture 

Agricultural Processing - - - - -
Aquaculture Facilities - - - -
Dairies - - -
Horticulture Nurseries & Greenhouses - - - - -
Raising & Harvesting of Crops - - - - -
Raising, Maintaining & Keeping of Animals - - - - -
Separately Regulated Agriculture Uses 

Agricultural Equipment Repair Shops - p p - -
Commercial Stables - - - L 

Community Gardens - - - -
Equestrian Show & Exhibition Facilities - - - - c 
Open Air Markets for the Sale of Agriculture-related Products & - - - - -
Flowers 

Residential 

Group Living Accommodations - - - - -

Mobilehome Parks - - - - -
Multiple Dwelling Units p{2) p(2) - p\i::J p(2) 

Single Dwelling Units - - - - -

Separately Regulated Residential Uses 

Boarder & Lodger Accommodations L L - L L 

Companion Units - - - - -

CP-

1-

1 

-
-

-
-

-

-
-

-
-
-

-
-
-
-
-

-
-

-
-

-
-
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Use Categories/Subcategories 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

Employee Housing: 

6 or Fewer Employees 

12 or Fewer Employees 

Greater than 12 Employees 

Fraternities, Sororities and Student Dormitories 

Garage, Yard, & Estate Sales 

Guest Quarter 

Horne Occupations 

Housing for Senior Citizens 

Uve/Work Quarters 

Residential Care Facilities: 

6 or Fewer Persons 

7 or More Persons 

Transitional Housing: 

6 or Fewer Persons 

7 or More Persons 

W atchkeeper Quarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

Botanical Gardens & Arboretums 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facility 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities: 

·Kinderganen through Grade 12 

Colleges I Universities 

Vocational/Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Zone Designator 

1st& 2nd )lo 

3rd )lo 

4th )lo 

Historical Buildings Used for Purposes Not Otherwise Allowed 

Ch. Alt. Div . 
. 13; 1 5 ••• 

CNllJ· 

1-

1 1213 

-
-
-
c 
-
-
L 

c 
-

. p 

c 

p 

c 
-

-
-
-
c 

L 

c 
L 

-

c 
-
-
c 
-
L 

c 
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- - - - -
- - - - -
- - . . -
c - c c -
- - - - -
- - - - -
L - L L -
c - c c -
L - - - -

p - p p . 

c - c c . 

p - p p -
c - c c - • .. L - - -

c c c c -
p p c p -
c c c c -. 

c c c c -

L L L L L 

c c c c c 
L L L L L 

c c c c -

c c c c -
c c c c -
p p p - -
p c p p -
p p c p -
l L L L - I 
c c c c -
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Use Categories/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 1st&2nd>-
Subcategories, and Separately Regulated Uses] 

3rd>-

4th>-

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, ln1ermediate Care Facilities & Nursing Facilities 

Interpretive Centers 

Museums 

Major Transmission, Relay, or Communications Switching 
Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet Supplies 

Sundries, Pharmaceutical, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses 

Agriculture Related SuppUes & Equipment 

Alcoholic Beverage Outlets 

Plant Nurseries 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial Institutions 

Funeral & Mortuary Services 

Maintenance & Repair 

Off-site Services 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

Visitor Accommodations 

Separately Regulated Commercial Services Uses 

CNlll· 

1-

1 1213 

c 
c 
c 
-
-
-
-

-

p 

p 

p 

p 

p 

p 

. 

L 

p 

. 

-
p 

p\4) 

p 

. 
p 

. 

p 

-

. 
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p p c p -
- - - - -
p p c p -
c c c c -

c c c c -

p p - - . 
p p p p -
p p piJ) . . 
p p . - -
p p p p -
p p - - . 

p p . . 

L L L L -
p p - -
c c . c 

p p p\1:>) . 
p p p\11 - . 

p p pi ::II p . 
p p p . . 
p p . . 
p p pit> I . -

p p . . . 
p p - p . 

p p - p -

p p . . . 
p p . p . 
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Use categories/Subcategories ZOne Designato1 
[See Section 131.0112 for an explanation and 

1st&2nd,. descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses) 

3rd,. 

4th,. 

Adult Entertainment Establishments: 

Adult Book Store 

Adult Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Motet 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Canlping Parks 

Child care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting Residentially Zoned 
Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt Courses 

Helicopter Landing Facilities 

Instructional Studios 

Massage EstabHshments, Specialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

Outpatient Medical Clinics 

Parking Facilities as a Primary Use: 

Permanent Parking FaciHties 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal OrganiZations 

CN(l)· 

1-

1 )2 Is 

L 

. 
-
. 
L 

-
-
-

-
L 

L 

L 

-
-
-
-
-

L 

L 

p 

L 

-
-
-
p 

L 

-
N 

-
-
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L L - L -
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L L . L -
L L - . -
L L . L -

p p . p -
p p - p . • p p - p . 

c c c c . 
c c c c -

L . L L . 
L - L L -
p - p p -
L L L L -

c c - c -
c c c c -
c c c c -
p p c c -
L L - . . 

c c c c -
N N N N -

p p c c p 

N N c c N 

c p p p - • 
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Use categories/Subcategories Zone Designata 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 1st& 2nd,.. 
Subcategories, and Separately Regulated Uses] 

3rd,.. 

4th,.. 

Privately Operated, ~ytdoor Recreation Facilities over 40,000 
Square Feet in Size 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in Public Right of Way 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recycling Facility 

Small Construction & Demolition Debris Recycling Facility 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclable& from Commercial & Industrial 
Traffic 

Large Processing Facility Accepting All Types of Traffic 

Small Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclables From Commercial & Industrial 
Traffic 

Small Processing FaciHty Accepting All Types of Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters that are outdoor or over 5,000 square feet in size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

Regional & Corporate Headquarters 

Separately Regulated Office Uses 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

CN(lJ· 

1-

1 12 j3 

-
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N 

N 
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-
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-
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Ch. 
: 13 

Use Cstegories/Subcategories Zone Designator 
(See Section 131.0112 for an explanation and 

1st&2nd,.. descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

3rd,.. 

4th,.. 

COmmercial VehiCle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

VehiCle Equipment & Supplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment Sales & 
Service Uses 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered Motor Vehicles 
as a Primary Use 

Wholesale, Distribution, Storage 

Equipment & Materials Storage Yards 

Moving & Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, and Storage 
Uses 

Impound Storage Yards 

Junk Yards 

Temporary COnstruction Storage Yards Located off-site 

Industrial 

Heavy Manufacturing 

Light Manufacturing 

Marine Industry 

Research & Development 

Trucking & Transportation Terminals 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility 

Hazardous Waste Treatment Facility 

Marine Related Uses Within the Coastal Overlay Zone 

Mining and Extractive Industries 

Newspaper Publishing Plants 

Processing & Packaging of Plant Products & Animal By-products 
Grown Off-premises 

Very Heavy Industrial Uses 

Wrecking & Dismantling of Motor Vehicles 

Signs 

Allowable Signs 

CN111" 

1· 

1 1213 
. 
. 

-
. 

-
. 

-
-
. 

-

-
-
L 

-
. 
-
-
-

. 

. 
-
-
. 
-

. 

-

p 

Final Draft - 09/05/97 

Zones • CR- CO- CV- CP-

1· 2- 1· 1- 1· 

1 1 1 1 2 1 1 2 1 

p p - . . 
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• § 131.0522 Use Categories/Subcategories Zone Designato Zones 
Cont'd (See Section 131.0112for an explanation and 

descriptions of the Use Categories, 1st& 2nd• CN CR- CO- CV- CP-
Subcategories, and Separately Regulated Uses) 

3rd• 1- 1- 2- 1- 1- 1-

4th• 2 3 2 

Allowable Signs p p p p p p 

Separately Regulated Signs Uses 

Community Identification Signs 

Reallocation of Sign Area Allowance N N N N N N 

Revolving Projecting Signs N N N N N N 

Signs with Automatic Changing Copy N N N N N N 

Theater Marquees N N N 

Use Categories/Subcategories Zone Designata Zones 
[See Section 131.0112 for an explanation and 

1st&2nd • CC-descriptions of the Use Categories, Subcategories, 
and Separately Regulated Uses) 

3rd• 1- 2- 3- 4- 5· 

4th• 11213 11213 415 112131415 .112131415 

• Open Space 

Active Recreation - - - -
Passive Recreation - - - - -
Natural Resources Preservation - - - - -
Park Maintenance Facilities . - - -

Agriculture 

Agricultural Processing - - - - -
AquacuHure Facilities - - - - -
Dairies - -
Horticulture Nurseries & Greenhouses - - - - -
Raising & Harvesting of Crops - - - -
Raising, Maintaining & Keeping of Animals - - - -
Separately Regulated Agriculture Uses 

Agricultural Equipment Repair Shops p p p p 

Commercial Stables - - - - -
Community Gardens - - - - -

Equestrian Show & Exhibition Facilities - - - - -
Open Air Markets for the Sale of Agriculture-Related Products & - - . - . 
Flowers 

Residential 

Group Uving Accommodations - . - - -• 
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Use categories/Subcategories Zone Designator Zones 
[See Section 131.0112 for an explanation and 

1st& 2nd., CC-descriptions of the Use Categqries, Subcategories, • and Separately Regulated Uses] 
3rd .. 1· 2- 3- 4- 5-

4th .. 11213 11213 4j5 112131415 112131415 

Mobllehorne Parks - - - - -
Multiple Dwelling Units pl"l - pl"l pi' I pl'l 

Single Dwelling Units - - - -
Separately Regulated ReaidenUal Uses 

Boarder & Lodger Accommodations L - L L L 

Companion Units - - - - -
Employee Housing: 

S or Fewer Employees - - . - -
12 or Fewer Employees - . - - -
Greater than 12 Employees - . - . -

Fraternities, Sororities and S1udent Dormitories c - c c c 
Garage, Yard, & Estate Sales . - - - -
Guest Quarters . - - - . 
Home Occupations L . L L L 

Housing for Senior Citizens c - c c c 
Uve/Wolk Quarters l - L L L • Residential Care Facilities: 

S or Fewer Persons p . p p p 

7 or More Persons c - c c c 
Transitional Housing: 

S or Fewer Persons p - p p p 

7 or More Persons c . c c c 
Watchkeeper Quarters - L . . . 

Institutional 

Separately Regulated Institutional Uses 

Airports c c c c c 
Botanical Gardens & Arboretums c c c c c 
Cemeteries, Mausoleums, Crematories c c c c c 
Churches & Places of Religious Assembly L L c L c 
Communication Antennas: 

Minor. Telecommunication Facility L L L L L 

Major Telecommunication Facility c c c c c 
Satellite Antennas L L L L L 

Correctional Placement Centers c c c c c 
Educational Facilities: • Kindergarten through Grade 12 c c c c c 



• 

•• 

• 

~ Chapter 13: Zones 

§ 131.0522 
Cont'd 

Use Categories/Subcategories Zone Designator 

[See Section 131.0112 for an explanation and 
1st & 2nd>-descriptions of the Use Categories, Subcategories, 

and Separately Regulated Uses] 
3rd >-

4th,.. 

Colleges I Universities 

Vocational/ Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Historical Buildings Used for Purposes Not Otherwise Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing Facilities 

Interpretive Centers 

Museums 

Major Transmission, Relay, or Communications Switching Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet Supplies 

Sundries, Pharmaceutical, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses 

Agriculture Related Supplies & Equipment 

Alcoholic Beverage Outlets 

Plant Nurseries 

Swap Meets & Other Large Outdoor Retail Facilities 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial Institutions 

Funeral & Mortuary Services 

Maintenance & Repair 

Oft-site Services 

1-

11213 

c 
p 

p 

c 
L 

c 

c 
c 
c 
c 
-
c 
c 
c 

p 

p 

p 

p 

p 

p 

-
L 

p 

-

-
p 

p 

p 

p 

p 

-
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c c c c 

p - p p 

p p p p 

p p p p 

p p p p 

p p p p 

p p p p 
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)o- Chapter 13: Zones 

§ 131.0522 
· Cont'd 

Use categories/Subcategories Zone Designato 
[See Section 131.0112 for an explanation and 

1st& 2nd). descriptions of the Use Categories, Subcategories, 
and Separately Regulated Uses] 

3rd). 

4th,. 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

Visitor Accommodations 

Separately Regulated Commercial Services Uses 

Adult Entertainment Establishments: 

Adult Book Store 

Adult Cabaret 

Adult Drive-In Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Motet 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter Establishment 

Bed & Breakfast Establishments: 

1·2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Camping Parks 

Child Care Facilities: 

Child Care Centers 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting Residentially Zoned 
Property 

Fairgrounds 

GoH Courses, Driving Ranges, and Pitch & Putt Courses 

Helicopter Landing Facilities 

lnsttuctlonaiS~os 

Massage Establishments, Specialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

1-

11213 

p 

p 

p 

p 

L 

L 

L 

L 

L 

L 

l 

L 

l 

L 

l 

l 

p 

p 
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>- Chapter 13: Zones 

§ 131.0522 
Cont'd 

Use Categories/Subcategories Zone Designato 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, Subcategories, 1st& 2nd~ 
and Separately Regulated Uses] 

3rd~ 

4th~ 

Outpatient Medical Clinics 

Parking Facilities as a Primary Use: 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fratemal Organizations 

Privately Operated, @ytdoor RecreationFacilities over 40,000 
Square Feet in Size 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in public right-of-way 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recycling Facility 

Small Construction & Demolition Debris Recycling Facility 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclables from Commercial & Industrial 
Traffic 

Large Processing Facility Accepting All Types of Traffic 

Small Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclables From Commercial & Industrial 
Traffic 

Small Processing Facility Accepting All Types of Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

Sports Arenas & Stadiums 

Theaters That Are Outdoor or over 5,000 Square Feet in Size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

Regional & Corporate Headquarters 

1-

11213 

N 

p 

N 

p 

c 

L 

N 
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,... Chapter 13: Zones 

§ 131.0522 
Cont'd 

Use C&tegortes/Subcategories Zone Designator 
[See Section 131.0112 for an explanation and 

1st & 2nd )o descriptions of the Use Ga1egories, Subcategories, 
and Separately Regulated Uses] 

3rd,.. 

4th,.. 

Separately Regulated Office Uses 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & SUpplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment Seles & 
Service Uses 

Automobile Service Stations 

Outdoor Storage & Display of New, unregistered Motor Vehicles as 
a primary use 

Wholesale, Distribution, Storage 

Equipment & Materials Storege Yards 

Moving & Storage Facilities 

ware~uses 

Wholesale DistribUtion 

Separately Regulated Wholesale, Dlatrlbutlon; and Storage Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards Located off-site 

Industrial 

Heavy llanufactwing 

Light Manufacturing 

Marine Industry 

Research & Development 

Trucking & Transportation Terminals 

Separately Regulated Industrial Uses 

Extractive Industries 

Hazardous Waste Research Facility 

Hazardous Waste Treatment Facility 

Marine Related Uses Within the Coastal Overlay Zone 

Newspaper Publishing Plants 

1-
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> Chapter 13: Zones Final Draft - 09/05/97 

§ 131.0522 
Cont'd 

Use Categories/Subcategories 
[See Section 131.0112 for an explanation and 

Zone Designator Zones 

descriptions of the Use Categories, Subcategories, 1st & 2nd,. CC-
and Separately Regulated Uses] 

3rd,. 1- 2- 3- 4- 5· 

4th,. 11213 11213 415 112131415 112131415 

Processing & Packaging of Plant Products & Animal By-products . . - . 
Grown Off-premises 

Very Heavy Industrial Uses . - - . 

Wrecking & Dismantling of Motor Vehicles - . . . 

Signs 

Allowable Signs p p p p 

Separately Regulated Signs Uses 

Community Identification Signs . . - . 

Reallocation of Sign Area Allowance N N N N 

RevoMng Projecting Signs N N N N 

Signs with Automatic Changing Copy N N N N 

Theater Marquees N N N N 

Footnotes to Table 131-05B 

(I) Uses shall not begin operating before 6:00a.m. or continue operating later than 12:00 
midnight in CN zones. 

-

. 

. 

p 

. 

N 

N 

N 

N 

(2) Residential use and residential parking are permitted only as part of a mixed-use 
(commercial/residential) project. Non-owner occupants must reside on the premises for a 
minimum of 7 consecutive calendar days. 

(3) Only office furniture, appliances, and equipment establishments are permitted. The gross 
floor area occupied by these uses shall not exceed 2,500 square feet for each premises. 

(
4

) Drive-in and drive-through restaurants. live entertainment, and the sale of intoxicating 
beverages other than beer and wine are not permitted in the CN zones. 

(S) The sale of alcoholic beverages is not permitted as a primary use. 

( 
6
) The gross floor area occupied by these uses shall not exceed 2,500 square feet for each 

premises. 

(7) Hiring halls are not permitted. 

(S) These activities shall be located solely within an enclosed building that does not exceed 
7,500 square feet of gross floor area. Activities that would require a permit from the 
Hazardous Materials Management Division of the County of San Diego or from the San 
Diego Air Pollution Control District are not permitted. 

(9) The 40,000 square feet includes all indoor and outdoor areas that are devoted to the 
recreational use; it does not include customer parking areas . 

Ch. Art. 
I 13 . 1 
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§ 131.0530 Development Regulations of Commercial Zones 

(a) Within the commercial zones, no structure or improvement shall be constructed, established, 
or altered, nor shall any premises be used unless the premises complies with the regulations 
and standards in this division and with any applicable development regulations in Chapter 13, 
Article 2 (Overlay Zones) and Chapter 14 (General Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A. 

(c) The regulations in this division apply to all proposed development in the commercial base 
zones whether or not a permit or other approval is required except where specifically 
identified. 

§ 131.0531 Development Regulations Tables of Commercial Zones 

The following development regulations apply in each of the commercial zones as shown in Tables 
131-0SC, 131-0SD, and 131-0SE. 

(a) CN Zones 

Table 131-GSC 
Development Regulations of CN Zones 

Development Regulations Zone designator 

1st& 2nd" 

3rd » 1-

4th» 1 

Max permitted residential denslty11 1 (sf per du) 3.000 

Supplemental residential regulations [See Section 131.0540] ·applies 

Lot area 

Min Lot Area {sf) 2,500 

Max Lot Area (ac) 0.3 

Lot dimensions 

Min Lot Width (ft) 25 

Min street frontage (ft) 25 

Min Lot Depth {ft) 100 

Setback requirements 

Min Front setback (ft) 
1Q12J Max Front setback (ft} 

[See Section 131.0543(8)(1}] 

Min Side setback (ft) 10 
Optional Side setback (ft) 0 
[See Section 131.0543(b)] 

Side Setback abutting residential applies 
{See Section 131.0543{c)) 

Zones 

CN· 

1- 1-

2 3 

1,500 1,500 

applies applies 

5,000 5,000 

10 10 

50 50 

50 50 

-- -

--
1cl2> -

10 10 
0 0 

apptie!> applies 

• 

• 

• 
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§ 131.0531 
Cont'd 

Development Regulations Zone designator Zones 

1st & 2nd" CN-

3rd" 1- 1- 1-

4th, 1 2 3 

Min Street Side setback (ft) 1()\2) -- 1()\2) Max Street Side setback (ft) --
[See Section 131.0543(a)(1)] 

Min Rear setback (ft) 10 10 10 
Optional Rear setback (ft) 0 0 0 
[See Section 131.0543(b)] 

Rear Setback abutting residential [See Section 131.0543(c)] applies applies applies 

Max structure height (ft) 30 30 30 

Max floor area ratio 1.01;j1 1.01;j1 1.0(:$) 

Floor Area Ratio bonus for mixed use/ Minimum percentage of 0.5/100 0.75/50 0.75/50 
bonus required for residential use [See Section 131.0546(a)] 

Pedestrian paths [See Section 131.0550] applies applies applies 

Transparency (See Section 131.0552] applies -- applies 

Building articulation [See Section 131.0554] applies applies applies 

Footnotes for Table 131-0SC 

(1) 
One dwelling unit per specified minimum square footage of lot area as determined in 
accordance with Section 113.0222. 

(2) 
See Section 131.0543(a)(2). 

(3) 
Within the Kearny Mesa Community Plan area, the maximum. floor area ratio is 0.50 and 
the portion of the maximum allowed gross floor area that may be occupied by retail sales 
or eating and drinking establishments shall not exceed 70 percent. 

(b) CR, CO, CV, and CP Zones 

Table 131-050 
Development Regulations of CR, CO, CV, CP Zones 

Development Regulations Zone Zones 
Designator 

1st&2nd" CR- CO- CV- CP-

3rd" 1- 1 2- 1- 1- 1-

4th» 1 1 2 1 2 1 

Max permitted residential density 111 (sf per 1,500 1,000 1-,500 1,500 1,500 --
du) 

Supplemental residential regulations applies applies applies applies- applies --
[See Section 131.0540] 

Lot area 

Min Lot Area (sf) 15,000 5,000 5,000 15,000 5,000 --
Max Lot Area (ac) -- -- -- -- -- --

Ch. Art. 
13 : 1 
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§ 131.0531 
Cont'd 

Development Regulations Zone 
Designator 

Zones 

1st& 2nd» CR- CO- CV· CP-

3rd" 1- 1 2- 1- 1- 1-

4th" 1 1 2 1 2 1 

Lot dimensions 

Min Lot Width (ft) 100 50 50 100 50 --
Min street frontage (ft) 100 50 50 100 50 ·-
Min Lot Depth (ft) 100 100 100 100 100 --

Setback requirements 

Min Front setback (ft) 10 1&) 10 10 
10(2) 

10 
Max Front setback (ft) - 25 -- - -
(See Section 131.0543(a)(1)] 

Min Side setback (ft) 10 18) 0"\Q, 
10 

0,9> 
10 

Optional Side setback (ft) -- 0 .. -
Side Setback abutting residential applies applies appftes applies applies applies 
[See Section 131.0543(c)] 

Min Street Side setback (ft) 10 1&} 10 .. 
10(2) --

Max Street Side setback (ft) -- 25 - - -
(See Section 131.0543(a)(1) 

Min Rear setback (ft} 10 18) 18) 10 o'Ql 0"\Q, Optional Rear setback (ft) - 0 0 -
Rear Setback abu11ing residential applies applies applies appties applies applies 
[See Section 131.0543(c)] 

Max struciUte height (ft) 60 45 60 60 45 so 
Min lot coverage (%) .. - - .. 35 -
Max floor ataa rtltfo 1.0(4) 0.7s14r 1.5(4) 2.0141 2.0141 1.0141 

Floor Area Ratio bonus for mixed use/ 1.0/50 1.0/100 1.5/50 - -- -
Minimum percentage of bonus required for 
residential use (See Section 131.054S(a)] 

Floor Area Ratio bonus for child care applies - . applies -- .. -
[See Section 131.054S(b)J 

Pedestrian paths [See Section 131.0550] applies applies appUes appties applies -

Transparency [See Section 131.0552] - applies - .. applies -
Building articulation [See Section 131.0554] applies applies applies applies applies -
StrHt yard parking restriction [See Section - applies - - .. --
131.0555] 

Parking lot orientation [See Section131.0556] applies - applies applies applies -

Footnotes For Table 131-0SD 

(l) One dwelling unit per specified minimum square footage of lot area as determined in 
accordance with Section 113.0222. 

(
2
) See section 131.0543(a)(2). 

(J} See section 131.0543(b). 

• 

• 

• 
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§ 131.0531 
Cont'd 

(
4
) Within the Kearny Mesa Community Plan area, the maximum floor area ratio is 0.50 and 

the portion of the maximum allowed gross floor area that may be occupied by retail sales 
or eating and drinking establishments shall not exceed 70 percent. 

(c) CC Zones 

Table 131-0SE 
Development Regulations of CC Zones 

Development Regulation Zone Designator Zones 

1st& 2nd» CC-

3rd » 1-J2-_l4-15- 1-12-14-15- 1-12-14·15-

4th .. 1 2 3 

Max permitted residential density111 (sf perdu) 1,500 1,500 1,500 

Supplemental residential regulations [See applies applies applies 
Section 131.0540] 

Lot area 

Min Lot Area (sq. ft.) 5,000 5,000 5,000 

Max Lot Area (ac) - -- -
Lot dimensions 

Min Lot Width (ft) 50 50 100 

Min street frontage (ft) 50 50 100 

Min Lot Depth (ft) 100 100 --
Max Lot Depth (ft) 150 150 --

Setback requirements 

Min Front setback (ft) 
100<2•3> 100'(2•3> 

-
Max Front setback (ft) -
[See Section 131.0543(a)(1)] 

Min Side setback (ft) 10 10 10 
Optional Side setback (ft) 0 0 0 
[See Section 131.0543(b)J 

Side Setback abutting residential {See Section applies applies applies 
131.0543(c)] 

Min Street Side setback (ft) .. -- .. 
Max Street Side setback (ft) 
[See Section 131.0543(a)(1)] .. -- --
Min Rear setback (ft) 10 10 10 
Optional Rear setback (ft) 0 0 0 
[See Section 131.0543(b)J 

Rear Setback abutting residential [See Section applies applies applies 
131.0543(c)] 

Max structure height (ft) 30 60 45 

Min lot coverage (%) .. -- --
Max floor area ratio 0.75141 2.0141 0.75141 

Floor Area Ratio bonus for mixed use/ 0.75/75 -- 0.75/75 
Minimum percentage of bonus required for 
residential use [See Section 131.0546(a)) 

3-14-15- 3-14-15-

4 5 

1,500 1500 

applies applies 

2,500 2,500 

.. --

25 25 

25 25 

-- ---- --

10{2) 10(2) 

10 10 
0 0 

applies applies 

-- --
10(2) to12l 

10 10 
0 0 

applies applies 

30 100 

35 35 

1.0141 2.0141 

0.5/50 2.0/50 

Ch. Art. 
13 1 
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§ 131.0531 
Cont'd 

Development Regulation Zone Designator Zones 

1st& 2nd" CC-

3rd .. 1-12-14·15· 1·1 2·14-15- 1-12·14·15· 3·1+15- 3·1+15-
4th" 1 2 3 4 5 

Pedestrian paths [See Section 131.0550] applies applies applies applies applies 

Transparency [See Section 131.0552} - -- ·- applies applies 

Building articulation {See Section 131.0554] applies applies applies applies applies 

Parking lot orientation [See Section 131.0556] applies applies applies - . 

Footnotes for Table 131~5E 

( 
1
) One dwelling unit per specified minimum square feet of lot area as determined in 

accordance with Section 113.0222. 

(Z) See Section 131.0543(a)(2). 

(3) See Section 131.0543(a)(3). 

(4) Within the Kearny Mesa Community Plan area, the maximum floor area ratio is 0.50 
and the portion of the maximum allowed gross floor area occupied by retail sales or 
eating and drinking establishments shall not exceed 70 percent. 

§ 131.0540 Maximum Pennltted Residential Density and Other Residential Regulations 

The following regulations apply to all residential development within commercial zones: 

{a) Residential Development as a Permitted Use. Residential development is permitted in 
commercial zones only where it is identified in Table 131~5B. 

{b) Mixed-Use or Multi-Use Requirement. Residential development is permitted only when a 
commercial structure exists on the premises or is a part of the proposed development. 

{c) Ground Floor Restriction. Residential use and residential parking are prohibited on the 
ground floor in the front half of the lot, except in the CC-3-4, CC-3-5, CC-4-4, CC-4-5, CC-
5-4, CC-5-5, and CV-1-2 zones, where these uses are prohibited on the ground floor in the 
front 30 feet of the lot as shown in Diagram 131-05A. 

• 

• 

• 
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· Diagram 131-05A 
Ground Floor Restriction 

Optional 
Residential 

(d) Residential Development. Where residential development is permitted, the development 
regulations of the RM-1-1, RM-2-5, and RM-3-7 zones as appropriate according to the 
maximum permitted residential density apply, except that the lot area, lot dimensions, 
setback, floor area ratio, and structure height requirements of the applicable commercial 
zone apply . 

§ 131.0543 Setback Requirements for Commercial Zones 

Setback requirements are specified in Tables 131-0SC, 131-0SD, and 131-0SE and are subject to 
the following exceptions and additional regulations: 

(a) Front and Street Side Setback Requirements 

(1) Off-street parking in all commercial zones may be located within the required front yard 
and required street side yard adjoining the required landscaped strip abutting public 
rights-of-way. 

(2) In the CN, CO, CV, and CC zones with a maximum front or street side setback as 
shown in Tables 131-0SC, 131-0SD, and 131-0SE, the maximum setback shall apply to 
only 70 percent of the street frontage. There is no maximum setback for the remaining 
30 percent. See Diagram 131-0SB . 
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Diagram 131-GSB 
Maximum Setback Requirement 

The maximum aeiiNtck requirement 
appiiQ to 70'11. of tile street frOntage -
t11a remaining 30'11. of street frOntage 
may obHIW a H1baek 

(3) In the CC-1-1, CC-1-2, CC-2-1, CC-2-2, CC-4-1, CC-4-2, CC-5-1, and CC-5-2 zones, 
the 1 00-foot maximum :front setback does not apply to lots with more than 7 5 feet of 
street frontage if the proposed development is within 10 feet of the :front or street side 
property line for at least 30 percent of the street frontage. See Diagram l31-05C. 

Diagram 131-o5C 
Exception to Maximum Setback 
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- -1 
- -. 

-1100 I -. 
-I 

-··-··-··-··--:::; I 

I
III 
Ill 
II: 
I
(/) 

(48'+60'•30%ofS601 -- -----
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NOTE: Example of examplion from 100' mL jck ~ 
• The lot haa more than 75' of lineal street frontage 
• Buildings are localad within 0' -5' of the front and street aide 

preperty nne for 30% of the lOlBI IInear street frontage 

(b) Minimum Side and Rear Setback 

• 

• 

In zones that require a 1 0-foot minimum side or rear setback and provide the option for no 
side or rear setbacks as shown in Tables 131-05C, 131-050, and 131-05E, the stro.cture shall • 
either be placed at the property line or shall be set back at least 10 feet. 

Ch. Art. Div. 
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(1) The minimum side setback for structures placed at the side property line is as follows. 
Any portion of the structure exceeding 15 feet in height shall be stepped back from the 
side property line 10 feet, or 1 0 percent of the lot width but not less than 5 feet, 
whichever is less. Each 15 feet in height above 30 feet shall be stepped back at least 3 
feet from the minimum setback of that portion of the structure immediately below. 

(2) Minimum rear setback for structures placed at the rear property line is as follows. Any 
portion of the structure exceeding 15 feet in height shall be stepped back from the rear 
property line 10 feet, or 10 percent of the lot depth but not less than 5 feet, whichever is 
less. Each 15 feet in height above 30 feet shall be stepped back at least 3 feet from the 
minimum setback of that portion of the structure immediately below. 

(3) For side and rear yards, if the structure is set back I 0 feet or more from the property 
line, each 15 feet in height above 30 feet shall be stepped back at least 3 feet from the 
minimum setback of that portion of the structure immediately below. 

§ 131.0546 Maximum Floor Area Ratio 

Maximum floor area ratio is specified in Tables 131-0SC, 131-0SD, 131-0SE and is subject to 
the following additional regulations: 

(a) Floor Area Ratio Bonus for Mixed Use 

An floor area ratio bonus is provided in some commercial zon~s, as indicated in Tables 131-
0SC, 131-0SD, and 131-0SE, for residential uses that are developed as a part of a mixed-use 
project. A minimum percentage of the FAR bonus is shown in the tables, which must be 
applied toward the residential portion of the project. The remainder of the bonus may be 
used for either commercial or residential uses. 

(b) Child Care Facilities Bonus 

In the CR-1-1, CR-2-1, and C0-1-2 zones, a bonus over the otherwise maximum allowable 
gross floor area is permitted at the rate of 4 square feet of additional gross floor area for 
each 1 square foot of gross floor area devoted to the child care facility. The area designated 
for the facility must be used for child care for a minimum of 10 years and must be in 
compliance with the requirements of Section 141.0606 (Child Care Facilities). 

§ 131.0550 Pedestrian Paths 

Where pedestrian paths are required in Tables 131-0SC, 131-0SD, or 131-05E, the number, 
location, and design of the paths shall be in accordance with the following. · 

(a) Each commercial tenant space shall be accessible from an abutting public street by a 
pedestrian path that is at least 4 feet wide as shown on Diagram 131-0SD. The path shall be 
continuous, clear of obstructions, easily identifiable as a pedestrian path, and visually 
distinguishable from other hardscaping. Pedestrian paths shall be separated from vehicular 
access areas by wheelstops, curbs, landscaping, or other physical barriers, except when 
crossing driveways or aisles . 

(b) At least one pedestrian path shall be provided for each property frontage on an improved 
public street when at some point along the frontage the difference in elevation between the 
sidewalk in the public right-of-way and the building or vehicle use area closest to the 

Ch. Art . 
• 13 . 1 
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abutting street .frontage is less than 4 feet, as shown in Diagram 131-0SD. For a premises 
with more than three frontages, only three pedestrian paths are required. 

Diagram 131-GSD 
Pedestrian Paths 

-1 
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w -j a.: 
1-
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-1 

-1 

STREET 

(c) Building entrances located at the front or street side property line, where the building 
setback is zero, qualify as a required pedestrian path. 

§ 131 .. 0552 Transparency 

Where transparency is required by Tables 131-0SC, 131-0SD, or 131-0SE, a minimum of 50 
percent of street wall area between 3 and 10 feet above the sidewalk shall be transparent, with 
clear glass visible into a commercial or residential use. Windows or other transparent materials 
that provide visibility into a garage or similar area do not count toward the required transparency. 
See Diagram 131-0SE. 

Diagram 131-0SE 
Transparency 

§ 131.0554 Building Articulation 

Where building articulation is required by Tables 131-0SC, 131-0SD, or 131-0SE, the following 
regulations apply. 

• 

• 

(a) All building elevations fronting a public right-ofway shall be composed of offsetting planes • 
that provide relief in the buildingfacade by insetting or projecting surfaces (planes) of the 
building. The minimum number of offsetting planes and the minimum horizontal separation 

Ch. Aft. 
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between planes is based on the length ofthe new buildingfacade, as shown in Table 131-
0SF. · 

Table 131-0SF 
Offsetting Plane Requirements 

Length of New Building Facsde Number of Offsetting Planes Required 

25 ft or less 2 with a minimum separation of 3 inches 

More than 25 ft. but less than or equal to 50 ft 4 planes consisting of : 
2 with a minimum separation of 3 inches, and 
2 with a minimum separation of 8 inches 

More than 50 ft. but less than or equal to 6 planes consisting of: 
100ft 2with a minimum separation of 3 inches, and 

2 with a minimum separation of 8 inches, and 
2 with a minimum separation of 3 feet 

More than 1 00 ft 6 planes consisting of: 
2 with a minimum separation of 3 inches, and 
2 with a minimum separation of 8 inches, and 
2 with a minimum separation of 3 feet, and 

plus 
1 additional plane for each 50 feet of building facade length over 
100 feet (maximum of 3 additional planes required with a 
minimum separation of 5 feet}. 

(1) For purposes of this section, the area of a plane may include separate surfaces that are 
non-contiguous but which all lie in the same plane. Each numbered surface of the 
building shown in Diagram 131-0SF represents a different plane of the building facade . 
The sum of the area of each plane labeled with the same number in Diagram 131-0SF is 
the total area of that plane. 

Comice 

Diagram 131-DSF 
Building Articulation 

"-----RRoof line 
min 3:12 stope 
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(2) For purposes of this section, an offset is the distance between two different planes of a 
building facade measured perpendicularly to the plane surface (for example, the 
dimension between plane 1 and 2 in Diagram 131..05F). 

(b) Where a 3-inch or 8-inch offset between planes is required, the total area of any single 
offsetting plane shall be more than 5 percent and less than 50 percent of the total building 
facade area on that frontage. 

(c) Where a 3-foot or 5-foot offset between planes is required, the total area of any single 
offsetting plane shall be more than 10 percent and less than 50 percent of the total building 
facade area on that frontage. 

(d) The following elements of a building facade may be used to satisfy any one required 
building plane: 

(1) Roofs with a minimum pitch from eave to peak of 3:12 (3 vertical feet to 12 horizontal 
feet) and a minimum area of 10 percent of the building elevation fronting on a public 
right-of-way; 

(2) Pedestrian entrances with a minimum offset dimension of 4 feet from the primary plane 
of the building facade and a minimum width of 8 feet; 

(3) A cornice equal to at least 70 percent of the length of the building facade that has a 
minimum offset of 1 foot, located along the street wall; and 

• 

(4) Structural cantilevers with combined lengths totaling at least 30 percent of the length of • 
the building facade, with an average offset of at least 2 feet, located along the street 
wall. Roof eaves do not count as offsetting planes. 

§ 131.0555 Parking Restriction 

In the CO-l-:-I zone, parking is not permitted in the required front and street side yard. 

§ 131.0556 Parking Lot Orientation 

In all zones where the parking lot orientation regulation applies, as indicated in Table 131..050 or 
131..05E, proposed development with over 100,000 square feet of gross floor area and more than 
one street frontage shall locate no more than 50 percent of the vehicular use area between the 
longest street frontage providing public access to the premises and a building or buildings . 

• 
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Diagram 131-QSG 
Parking Lot Orientation Restriction 

Parking Lot Orientation Restriction 
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Article 1 : Base Zones 

Division 6: Industrial Base Zones 

§ 131.0601 Purpose of Industrial Zones 

The purpose of the industrial zones is to accommodate a range of industrial and manufacturing 
activities in designated areas to promote a balanced land use and economy and to encourage 
employment growth. The industrial zones are intended to provide flexibility in the design of new 
and redeveloped industrial projects while assuring high quality development and to protect land 
for industrial uses and limit nonindustrial u~es. 

§ 131.0602 Purpose of the IP (Industrial-Park) Zones 

(a) The purpose of the IP zones is to provide for high quality science and business park 
development. The proper:ty development standards of this zone are intended to create a 
campus-like environment characterized by comprehensive site design and substantial 
landscaping. Restrictions on permitted uses and signs are provided to minimize commercial 
influence. 

(b) The IP zones are differentiated based on the uses allowed as follows: 

• IP-1-1 allows research and development uses with some limited manufacturing 
• IP-2-1 allows a mix of light industrial and office uses 

I § 131.0603 Purpose of the IL (Industrial-Light) Zones 

(a) The purpose of the IL zones is to provide for a wide range of manufacturing and distribution 
activities. The development standards of this zone are intended to encourage sound industrial 
development by providing an attractive environment free from adverse impacts associated 
with some heavy industrial uses. TheIL zones are intended to permit a range of uses, 
including nonindustrial uses in some instances. 

(b) The IL zones are differentiated based on the uses allowed as follows: 

• IL-1-1 allows primarily light industrial uses 
• IL-2-1 allows a mix of light industrial and office uses with limited commercial 
• IL-3-1 allows a mix of light industrial, office, and commercial uses 

§ 131.0604 Purpose of the IH (Industrial-Heavy) Zones 

(a) The purpose of the IH zones is to provide space for land-intensive industrial activities 
emphasizing base-sector manufacturing. The IH zones are intended to promote efficient 
industrial land use with minimal development standards, while providing proper safeguards 
for adjoining properties and the community in general. It is the intent of these zones to limit 
the presence of nonindustrial uses in order to preserve land that is appropriate for large-scale 
industrial users. 

(b) The IH zones are differentiated based on the uses allowed as follows: 

• IH-1-1 allows primarily manufacturing uses 
• IH-2-1 allows manufacturing uses with some office 
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§ 131.0605 Purpose of the IS (Industrial-Small Lot) Zone 

The purpose of the IS zone is to provide for small-scale industrial activities within urbanized 
areas. It is intended that the IS zones permit a wide range of industrial and nonindustrial land 
uses to promote economic vitality and a neighborhood scale in development. The property 
development regulations of the IS zone are intended to accommodate the development of small 
and medium sized industrial and commercial activities by providing reduced lot area. 
landscaping, and parking requirements. 

§ 131'.0615 Where Industrial Zones Apply 

On the effective date of Ordinance 0-___, all industrial zones that were established in 
Municipal Code Chapter 10, Article 1, Division 4 shall be amended and replaced with the base 
zones established in this division, as shown in Table 131-06A. 

Table 131-o&A 
Industrial Zone Applicability 

Previous Chapter 10 Industrial Zone Replaced with New Industrial Zone Established by this Division 

Industrial Zone That Existed on Applicable Zone of this Division 

SR IP-1-1 

M·IP IP-2-1 

M-18 IL-2-1 

M-SI 18-1-1 

M-1, M1-A IL-3-1 

M-2, M·2A, M·LI IH-2·1 

No Existing Zone IL-1·1 

No Existing Zone IH-1·1 

§ 131.0620 Use Regulations of Industrial ZOnes 

Ch. Art. Div. 

The regulations of Section 131.0622 apply in the industrial zones unless otherwise specifically 
provided by footnotes indicated in Table 131-06B. The uses permitted in any zone may be 
further limited if environmentally sensitive lands are present, pursuant to Chapter 14, Article 3, 
Division 1 (Environmentally Sensitive Lands Regulations). 

(a) Within the industrial zones, no structure or improvement, or portion thereof, shall be 
constructed, established, or altered, nor shall any premises be used or maintained except for 
one or more of the purposes or activities listed in Table 131-06B. It is unlawful to establish, 
maintain, or use any premises for any purpose or activity not listed in this section and 
Section 131.0622. 

(b) All uses or activities permitted in the industrial zones shall be conducted entirely within an 
enclosed building unless the use or activity is traditionally conducted outdoors. 

(c) Accessory uses in the industrial zones may be permitted in accordance with Section 
131.0125. 

•13l1 6-
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(d) Temporary uses may be permitted in the industrial zones for a limited period of time with a 
Temporary Use Permit in accordance with Chapter 12, Article 3, Division 4. 

(e) For any use that cannot be readily classified, the City Manager shall determine the 
appropriate use category and use subcategory pursuant to Section 131.0110. 

§ 131.0622 Use Regulations Table for Industrial Zones 

The uses allowed in the industrial zones are shown in Table 131-06B. 

Symbol in Table 131.068 

p 

L 

Legend for Table 131..06B 

Description of Symbol 

Use or use category is permitted. Regulations pertaining to a specific use may be 
referenced. 

Use is permitted with limitations, which may include location limitations or the 
requirement for a use or development permit. Regulations are located in Chapter 
14, Article 1 (Separately Regulated Use Regulations). 

N Neighborhood Use Permit Required. Regulations are located in Chapter 14, Article 
1 (Separately Regulated Use Regulations). 

c Conditional Use Permit Required. Regulations are located in Chapter 14, Article 1 
(Separately Regulated Use Regulations}. 

Use or use category is not permitted. 

Table 131-068 
Use Regulations Table of Industrial Zones 

Use categories/ Subcategories Zone designato Zones 
[See Section 131.0112 for an explanation and 

1st& 2nd" IP· IL· IH· descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

3rd .. 1- 2- 1- 2- 3- 1- 2-

4th» 1 1 1 1 1 1 1 

Open Space 

Active Recreation p p . p p - p 

Passive Recreation p p - . - - -
Natural Resources Preservation - - . . . . 

Park Maintenance Facilities - - . - - - -

AgricuHure 

Agricultural Processing - . - - - - -
AquacuHure Facilities . . p p p p p 

Dairies - - - - - -
Horticulture Nurseries & Greenhouses . . p - p p p 

Raising & Harvesting of Crops - - p - p p p 

Raising, Maintaining & Keeping of Animals - - - - - - -

Ch. Art. 
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p 
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Use Categories/ Subcategories 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

Separately Regulated Agriculture Uses 

Agricultural Equipment Repair Shops 

Commercial Stables 

Community Gardens 

Equestrian Show & Exhibition Facilities 

Zone designato 

1st& 2nd" 

3rd» 

4th» 

Open Air Markets for the Sale of Agriculture-related Products & 
Flowers 

Residential 

Group Living Accommodatlons 

Mobitehome Pllrtcs 

Multiple Dwelling Unit$ 

Single DweiHng Units 

Separately Regulated Residential Uses 

Boarder & Lodger· Accommodations 

Companion Units 

Employee Housing: 

6 or Fewer Employees 

12 or Fewer Employees 

Greater than 12 Employees 

Fraternities, Sororities and Student Dormitories 

Garage, Yard, & Estate Sales 

Guest Quarters 

Home Occupations 

Housing for Senior Citizens 

Uve/Work Quarters 

Residential Care Facilities: 

6 or Fewer Persons 

7 or More Persons 

Transitional Housing: 

6 or Fewer Persons 

7 or More Persons 

Watchkeeper Quarters 

Institutional 

Separately Regulated Institutional Uses 

Airports 

Botanical Gardens & Arboretums 

IP-

1- 2-

1 1 

- -
. -
- -

- -
- -

- -
- -
. -

- . 

- -
. -

. -
- -
. -
- . 

- -
- -
- . 
. -
- -

- -
. -

. -
- -
L L 

c c 
- -
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. Zones • IL· IH- IS-

1- 2- 3- 1- 2- 1-

1 1 1 1 1 1 

p p p p p p 

- . - - -
N - N N N N 

- - - - - -
- - - - - -

- - - - - -
- - - - . . 
- . - - - -
- - . . - . 

- - - - - -
- - . - - -

• - - - - - -
. - - . - . 

- . . - - -
- - - - - -
- - - - - -
- - - - - -
. . - . - . 
. . - . - -
. - . - - L 

. - - . - -
- . . - - -

- - - - - -
- - . - - -
L L L L L L 

c c c c c c 
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Use categories/ Subcategories Zone designate 
[See Section 131.0112 for an explanation and 

1st& 2nd., descriptions of the Use Categories, 
Subcategories, and Separately Regulated Usesj 

3rd" 

4th» 

Cemeteries, Mausoleums, Crematories 

Churches & Places of Religious Assembly 

Communication Antennas: 

Minor Telecommunication Facility 

Major Telecommunication Facility 

Satellite Antennas 

Correctional Placement Centers 

Educational Facilities: 

Kindergarten through Grade 12 

Colleges I Universities 

Vocational/ Trade School 

Energy Generation & Distribution Facilities 

Exhibit Halls & Convention Facilities 

Flood Control Facilities 

Historical Buildings Used for Purposes Not Otherwise Allowed 

Homeless Facilities: 

Congregate Meal Facilities 

Emergency Shelters 

Homeless Day Centers 

Hospitals, Intermediate Care Facilities & Nursing Facilities 

Interpretive Centers 

Museums 

Major Transmission, Relay, or Communications Switching 
Stations 

Social Service Institutions 

Retail Sales 

Building Supplies & Equipment 

Food, Beverages and Groceries 

Consumer Goods, Furniture, Appliances, Equipment 

Pets & Pet Supplies 

Sundries, Pharmaceuticals, & Convenience Sales 

Wearing Apparel & Accessories 

Separately Regulated Retail Sales Uses 

Agriculture Related Supplies & Equipment 

Alcoholic Beverage Outlets 

Plant Nurseries 

IP-

1- 2- 1-

1 1 1 

c c c 
c c -

l l L 

c c c 
L L L 

c c c 

- c -
c c -
- - -
c c p 

- c c 
l l L 

c c c 

- c -
c -

- c -
c c -
- - -
- - -
c c c 

c c c 
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- -
- - -
- - -
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- - -
-
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Final Draft- 09/05/97 

Zones 

IL- IH- IS-

2- 3- 1- 2- 1-

1 1 1 1 1 

c c c c c 
c L - - c 

l l L L L 

c c c c c 
L L L L L 

c c c c q 

c c - - c 
c c c c 
p p - p p 

c p p p c 
c c c c c 
L l L L L 

c c c c c 

c c - c c 
c c - c c 
c c - c c 
c c - c c 
- - - - -
- - - -
c c p c c 

c c - - c 

p p - p\0) p 

- p - - -
p\2) p - - p(<l) 

- p - - -
p(O) p p(O) p(O) pl4) 

p(;$) p(a) - - p<a) 

p p p p 

- l -
- p - p p 

Ch. Art. 
! 13 1 



~ Chapter 13: Zones 

§ 131.0622 
Cont'd 

Use categories/ Subcategories 
(See Section 131.D112 for an explanation and 
descriptions of the Use Categories, 
Subcategories, and Separately Regulated Uses] 

Zone designator 

1st&2nd .. 

3rd:o 

4th .. 

Swap Meets & Other Large Outdoor Retail FaciUties 

Commercial Services 

Building Services 

Business Support 

Eating & Drinking Establishments 

Financial Institutions 

Funeral & Mertuary Services 

Maintenance & Repair 

Off-site Services 

Personal Services 

Assembly & Entertainment 

Radio & Television Studios 

Visitor Accommodations 

Separately Regulated Commercial Services Uses 

Adult Entertainment Establishments: 

Adult Book Store 

Adult Cabaret 

Adult Drive-in Theater 

Adult Mini-Motion Picture Theater 

Adult Model Studio 

Adult Motel 

Adult Motion Picture Theater 

Adult Peep Show Theater 

Adult Theater 

Body Painting Studio 

Massage Establishment 

Sexual Encounter EstabHshment 

Bed & Breakfast Establishments: 

1-2 Guest Rooms 

3-5 Guest Rooms 

6+ Guest Rooms 

Boarding Kennels 

Camping Parks 

Child Care Facilities: 

Child Care Centers 

IP· 

1- 2- 1-

1 1 1 

- . c 

. - p 

. pl"l p\C) 

. p\11 pl'l 

. p . 

. . -
- - p 

- p p 

. . . 

. . . 

. p p 

. . . 

. . -
- - -

- - -
- - -
- - -
- - -
- - -
- - -

- . . 
. - -
- - -
- -

- - -
. . -
. - -
- c c 
- - . 
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Use Categories/ Subcategories Zone designatol 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 1st& 2nd» 
Subcategories, and Separately Regulated Uses] 

3rd » 

4th .. 

Large Family Day Care Homes 

Small Family Day Care Homes 

Eating and Drinking Establishments Abutting Residentially 
Zoned Property 

Fairgrounds 

Golf Courses, Driving Ranges, and Pitch & Putt Courses 

Helicopter Landing Facilities 

Instructional Studios 

Massage Establishments, Specialized Practice 

Nightclubs & Bars over 5,000 square feet in size 

Outpatient Medical Clinics 

Parking Facilities as a Primary Use: 

Permanent Parking Facilities 

Temporary Parking Facilities 

Private Clubs, Lodges and Fraternal Organizations 

Privately O~ra~e~9j-Jtdoor RecreationFacilities over 40,000 
square feet m s1ze 

Pushcarts: 

Pushcarts on Private Property 

Pushcarts in Public Right of Way 

Recycling Facilities: 

Large Collection Facility 

Small Collection Facility 

Large Construction & Demolition Debris Recycling Facility 

Small Construction & Demolition Debris Recycling Facility 

Drop-off Facility 

Green Materials Composting Facility 

Mixed Organic Composting Facility 

Large Processing Facility Accepting at Least 98% of Total 
Annual Weight of Recyclables from Commercial & Industrial 
Traffic 

Large Processing Facility Accepting All Types of Traffic 

Small Processing Facility Accepting at Least 98% ofTotal 
Annual Weight of Recyclables From Commercial & Industrial 
Traffic 

Small Processing Facility Accepting All Types of Traffic 

Reverse Vending Machines 

Tire Processing Facility 

Sidewalk Cafes 

IP-

1- 2- 1-

1 1 1 

- - -
- - -
- - -

- c c 
- c c 
c c c 
- - -
- - -
- - -
- L -

c c p 

c c N 

c c c 
c c c 

L L L 

N N N 

L N N 

L L L 

- - N 

- - N 

L L L 

- - N 

- - c 
- c L 

- c N 

- N L 

- N N 

L L L 

- - c 
- N N 
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Use categories/ Subcategories Zone designato 
[See Section 131.0112 for an explanation and 

1st&2nd» descriptions of the Use Ca1egories, 
Subcategories, and Separately Regulated Uses] 

3rd" 

4th» 

Sports Arenas & Stadiums 

Theaters that are oUtdoor or over 5,000 square feet in size 

Veterinary Clinics & Animal Hospitals 

Zoological Parks 

Offices 

Business & Professional 

Government 

Medical, Dental, & Health Practitioner 

Regfonal & Corporate Headquarters 

Separately Regulated Office Uses 

Real Estate Sales Offices & Model Homes 

Sex Offender Treatment & Counseling 

Vehicle & Vehicular Equipment Sales & Service 

Commercial Vehicle Repair & Maintenance 

Commercial Vehicle Sales & Rentals 

Personal Vehicle Repair & Maintenance 

Personal Vehicle Sales & Rentals 

Vehicle Equipment & Supplies Sales & Rentals 

Separately Regulated Vehicle & Vehicular Equipment Sales & 
Service uses 

Automobile Service Stations 

Outdoor Storage & Display of New, Unregistered Motor Vehicles 
as a primary use 

Wholesale, Distribution, Storage 

Equipment & Materials Storage Yards 

Moving & Storage Facilities 

Warehouses 

Wholesale Distribution 

Separately Regulated Wholesale, Distribution, and Storage 
Uses 

Impound Storage Yards 

Junk Yards 

Temporary Construction Storage Yards Located off-site 

Industrial 

Heavy Manufacturing 

Light Manufacturing 

IP-

1- 2- 1-

1 1 1 

- c . 
- c -
. c c 
- - -

. p . 

. p . 

- . -
pll) p p!ll 

. . -
- L -

- - p 

. - p 

- . p 

- - p 

- - p 

c c c 
- . p 

. . p 

. - p 

. - p 

- p p 

. . p 

- - c 
L L L 

. . . 
pl10) p p 
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Use Categories/ Subcategories Zone designate Zones 
[See Section 131.0112 for an explanation and 
descriptions of the Use Categories, 1st& 2nd" IP- IL- IH- IS-
Subcategories, and Separately Regulated Uses] 

3rd" 1- 2- 1- 2- 3- 1- 2- 1-

4th .. 1 1 1 1 1 1 1 1 

Marine Industry - - p p p p p p 

Research & Development p p p p p p p p 

Trucking & Transportation Terminals - - p - p p p p 

Separately Regulated Industrial Uses 

Hazardous Waste Research Facility c c c c c c c c 
Hazardous Waste Treatment Facility c c c c c c c c 
Marine Related Uses Within the Coastal Overlay Zone - - p p p p p p 

Mining and Extractive Industries - c c c c c c c 
Newspaper Publishing Plants c p p p p p p p 

Processing & Packaging of Plant Products & Animal By-products - - p p p p p p 
Grown Off-premises 

Very Heavy Industrial Uses - - - - - - - -
Wrecking & Dismantling of Motor Vehicles - - c c c p c c 

Signs 

Allowable Signs p p p p p p p p 

Separately Regulated Signs Uses 

Community Identification Signs - - - - - - - -
Reallocation of Sign Area Allowance N N N N N N N N 

Revolving Projecting Signs N N N N N N N N 

Signs with Automatic Changing Copy N N N N N N N N 

Theater Marquees - - - N N - - -

Footnotes for Table 131-06B 

( 
1
) A regional and corporate headquarters establishment shall have a gross floor area of at least 

40,000 square feet. 

(
2
) Household and office furniture, appliances, and equipment sales establishments shall occupy 

an area of at least 5,000 square feet in gross floor area unless the sales are of items that are 
manufactured on the same premises. 

(3) 
See Section 131.0623(g). 

(4) 
See Section 131.0623(h) 

(5) 
See Section 131.0623(a). 

(6) 
See Section 131.0623(f) . 

(7) 
See Section 131.0623(b ). 

Ch. Art . 
• 13 : 1 
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{S) See Section 131.0623(c). 

(9) See Section 131.0623(d). 

(IO) See Section 131.0623(e). 

(11) . 
Assembly uses shall occupy at least 5,000 square feet of the gross floor area. 

(l
2
) Recreational facilities shall not exceed 2,500 square feet of gros; floor area and 2,500 

square feet of outdoor recreational use area. 

(13) . 
The 40,000 square feet includes all indoor and outdoor areas that are devoted to the 
recreational use; it does not include customer parking areas. 

(l
4

) Only one regional and corporate headquarters establishment is permitted on an individual 
parcel of land. 

§ 131.0623 Additional Use Regulations of Industrial Zones 

The uses in this section are permitted in the industrial zones where indicated in Table 131-06B, 
subject to the following regulations. 

{a) Sundries, pharmaceuticals, and convenience sales are permitted subject to the following: 

(1) An establishment offering these items for sale shall be limited to 1,000 square feet of 
gross floor area; and 

(2) The total area occupied by these uses shall not exceed 10 percent of the gross floor area 
of the building in which they are located. 

(b) Eating and drinking establishments are permitted subject to the following: 

(1) Individual establishments are limited to 3,000 square feet of gross floor area; 

(2) No live entertainment is permitted on the premises; and 

(3) No drive-through services are pennitted. 

(c) Business support services are permitted subject to the following: 

(1) Individual establishments are limited to 3,500 square feet of gross floor area; and 

(2) The total area occupied by these uses shall not exceed 25 percent of the gross floor area 
of the building in which they are located. 

(d) Personal appearance and health services are permitted subject to the following: 

(1) Individual establishments are limited to 3,500 square feet of gross floor area; and 

(2) The total area occupied by these uses shall not exceed 10 percent of the gross floor area 
of the building in which they are located. 

(e) Light manufacturing and assembly uses in the IP-1-1 zone are limited to the following: 

• 

• 
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(1) Prototype fabrication; 

(2) Production requiring advanced technology and skills and directly related to research and 
development activities on the premises; 

(3) Manufacturing of biochemical research and diagnostic compounds to be used primarily 
by universities, laboratories, hospitals, and clinics for scientific research and 
developmental testing purposes; 

( 4) Production of experimental products; 

(5) Development of production or operating systems to be installed and operated at another 
location, including manufacturing of products necessary for such development; 

( 6) Manufacturing of biological, biomedical, and phannaceutical products; and 

(7) Manufacturing of scientific, engineering, and medical instruments. 

(f) Building supplies and equipment sales are permitted subject to the following: 

( 1) Items for sale shall be limited to equipment, parts, and products used in the installation 
or repair of permanent improvements to structures or premises; and 

(2) Building supplies and equipment sales establishments shall occupy an area of at least 
10,000 square feet of gross floor area . 

(g) Retail sales uses subject to this section are permitted subject to the following: 

(1) The items offered for sale must be manufactured on the premises; and 

(2) A maximum of 25 percent of the gross floor area on the premises may be used for retail 
sales. At least 7 5 percent of the gross floor area shall be used for manufacturing, 
warehousing, or wholesale distribution of the products that are offered for sale. 

(h) Convenience stores and eating and drinking establishments are permitted subject to the 
following: 

(1) An individual establishment shall not exceed 1,000 square feet of gross floor area; and 

(2) Drive-in and drive-through facilities are not permitted. 

§ 131.0630 Development Regulations of Industrial Zones 

(a) Within the industrial zones, no structure or improvement shall be constructed, established, or 
altered, nor shall any premises be used unless the premises complies with the regulations and 
standards in this division and with any applicable development regulations in Chapter 13, 
Article 2 (Overlay Zones) and Chapter 14 (General Regulations). 

(b) A Neighborhood Development Permit or Site Development Permit is required for the types 
of development identified in Table 143-03A. 

(c) The regulations in this division apply to all development in the industrial base zones whether 
or not a permit or other approval is required except where specifically identified. 
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§ 131.0631 Development Regulations Table for Industrial Zones 

The following development regulations apply in the industrial zones as shown in Table 131-06C. 

Table 131-o&C 
Development Regulations of Industrial Zones 

Development Regulations Zone Designator Zones 

1st& 2nd .. IP· IL· IH· IS· 

3rd,. 1- 1 2- 1-1 2- 1 3· 1- 1 2- 1 

4th,. 1 1 1 1 

Lot Area 

Min Lot Area (sf) 40,000 15,000111 30,000 10,000 

Max Lot Area (sf) . . . 15,000 

Min Lot Dimensions 

Lot Width (ft) 100 75 100 50 

Street Frontage (ft) 1001"1 75 100 50 

Lot Depth (ft) 200 100 150 100 

S.lback Requirements 

Min Front Setback (ft) 2ol;; 15~;; 20~;; 10 
Std Front Setback (ft) 25 20 25 
[See Section 131.0643(b)] 

Min Side Setback (ft) 15 10 15 5101~) 

Min Street Side Setback (ft) 2014) ~::;:~~) 201jMO 101111 . 
Std Street Side Setback (ft) 25(4),(5 

) 

Min Side Setback Abutting Residential (ft) 30 25 30 10 

Min Rear Setback (ft) 25 oi~J> 20 10 
Std Rear Setback (ft) 15 

Min Rear Setback Al:;lutting Residential (ft) 50 25 30 15 

Max Structure Height [See Section 131.0644) . - - . 

Max Floor Area Ratio 1.017) 1.0{1) 1.0 2.0 

Street Wall Requirements [See Section 131.0660) - applies applies . 

OUtdoor Amenities [See Section 131.0665] applies applies applies . 

Footnotes for Table 131-06C 

(1) Within the Kearny Mesa Community Plan area, the minimum lot size is 40,000 square feet. 

(2) See Section 131.0642. 

(
3
) See Section 131.0643(a). 

(
4

) See Section 131.0643(c). 

• 

• 

•• 
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(6) See Section 131.0643(d). 

(?) Within the Kearny Mesa Community Plan area, the maximumfloor area ratio is 0.50. 

(B) See Section 131.0643(f). 

(9) See Section 131.0643(g). 

§ 131.0642 Lot Dimensions in Industrial Zones 

The minimum street frontage is 60 feet for any lot in the IP zones that fronts principally on a 
turnaround or on a curving street with a centerline radius of less than 100 feet. 

§ 131.0643 Setback Requirements in Industrial Zones 

(a) Front Setback in the IP, ll.,, and lli Zones. Up to 50 percent of the length of the building 
facade may observe the minimum front setback provided the remaining percentage observes 
the standard front setback. This may occur on a floor-by-floor basis. See Diagram 131-06A. 

Diagram 131-o&A 
Front Setback in the IP, IL, and IH Zones 

I 

I I 
:I 
I I 
: I 

I I 
. I 

Standard [[· 
1 

-
front setback • .L -

L .. 
Up to 50% of the length of the 
building facade may observe 
the minimum front setback 

<r.------'-- ----
STREET 

(b) Parking Encroachment in Front Yard of All Industrial Zones. Parking may encroach up to 5 
feet into the required standard front yard in all industrial zones, but may not be covered or 
enclosed. 

(c) Parking Encroachment in Street Side Yard ofiP, ll.,, and lli Zones. Parking may encroach 
up to 5 feet into the required standard street side yard of the IP, IL, and lli, zones, but may 
not be covered or enclosed. 

(d) Rear Setback in IL Zones. In the ll., zones, no rear setback is required for up to 50 percent of 
the width of the building envelope provided the remainder of the building envelope observes 
at least the standard rear setback as shown in Diagram 131-06B. 
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Diagram 131..o&B 
Zero Rear Setback In the IL Zone 

Side setback -1 
I 

~-------------
STREET 

(e) Standard/Minimum Street Side Setback in the IL and IH Zones. Up to 50 percent of the 
length of the street side building facade may observe the minimum street side setback 
provided the remaining percentage observes the standard street side setback. This may occur 
on a floor-by-floor basis. 

(f) Side Setbacks in the IS Zone. In the IS zone, no side setback is required on one side of the 
lot. A minimum 5-foot setback is required for the opposite side. 

• 

(g) Street Side Setbacks in the IS Zone. In the IS zone, the minimum street side setback is 10 I 
feet for a premises that is 100 feet wide or greater. For a premises that is less than 100 feet, 
the minimum is 10 percent of the premises width but not less than 5 feet. 

§ 131.0644 Maximum Structure Height in Industrial Zones 

There are no height limits for structures in the industrial zones except as limited by the 
regulations in Chapter 13, Article 2 (Overlay Zones). 

§ 131.0660 Street Wall Requirements for Industrial Zones 

In the n.. and IH zones, a maximum of two loading docks or overhead doors may be located in the 
street wall. The total width of the loading docks or overhead doors shall not occupy more than 25 
percent of the length of the street wall. See Diagram 131-06C. 

• 
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Diagram 131..06C 
Street Wall Loading Docks in the IL and IH Zones 

Length of street 
• wall = 'A'+'B'+'C' • 

'-··-··-··-··-··-··-··-··...1 
The total width of overhead doors within 
the street wall shall not exceed 25% of the 
length of the street wall 

ct.-----------
STREET 

§ 131.0665 Outdoor Amenities in Industrial Zones 

In the IP, IL, and HI zones, development on a premises that exceeds 10 acres in area shall include 
an outdoor eating and/or recreational facility. The outdoor amenity shall be at least 2,000 square 
feet in total area and shall be developed as usable space . 
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Article 2: Overlay Zones 

Division 1 : General Rules for Overlay Zones 

§ 132.0101 Purpose of Overlay Zones 

Final Draft - 09/05/97 

The purpose of overlay zones is to provide supplemental regulations that have been tailored to 
specific geographic areas of the City. Overlay zones are applied in conjunction with a base zone 
and modifY or add to the regulations of the base zone to address specific issues such as 
development adjacent to airports, special height or parking requirements, or supplemental 
processing requirements. 

§ 132.0102 Overlay Zone Designations 

Overlay zones are designated on the Official Zoning Map as indicated in Table 132-0IA. The 
overlay zone designation is shown after the base zone designation on the Official Zoning Map. 

Division 
Number 

Division 2 

Division 3 

Oivision4 

Divisions 

DivisionS 

Division? 

DivisionS 

DivisionS 

Division 10 

Division 11 

Division 12 

Division 13 

Division 14 

Table 132..01A 
Overlay Zone Designations 

ntle of overlay zone 

Airport Approach Overlay Zone 

Airport Environs Overlay Zone 

Coastal Overlay Zone 

Coastal Height Limit Overlay Zone 

Sensitive Coastal Overlay Zone 

Mobilehome Park Overlay Zone 

Parking Impact Overlay Zone 

Residential Tandem Parking Overlay Zone 

Transit Area Overlay Zone 

Urban Village Overlay Zone 

Mission Trails Design District 

Clairemont Mesa Height Limit Overlay Zone 

Community Plan Implementation Overlay Zone. 

§ 132.0103 Official Zoning Maps 

Map 
Designation 

AAOZ 

AEOZ 

coz 
CHLOZ 

scoz 
MHPOZ 

PIOZ 

RTPOZ 

TAOZ 

uvoz 
MTDD 

CMHLOZ 

CPIOZ 

Section 131.0103, which contains regulations regarding the Official Zoning Maps for base zones, 
applies to the overlay zones in this article. 

§ 132.0104 Applicability of Base Zone Regulations 

The use and development regulations of the applicable base zone apply in the overlay zones 
except as modified by the supplemental overlay zone regulations. 
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Article 2: Overlay Zones 

Division 2: Airport Approach Overlay Zone 

§ 132.0201 Purpose of the Airport Approach Overlay Zone 

§ 132.0202 

The purpose of the Airport Approach Overlay Zone is to provide supplemental regulations for the 
property surrounding the approach path for San Diego International Airport, Lindbergh Field. 
The intent of these regulations is to help ensure the following: 

(a) That the provisions of the Federal Aviation Act of 1958, as implemented through the Federal 
Aviation Administration (FAA) obstruction evaluation programs, are satisfied; 

(b) That the applicable provisions of California Public Utilities Code Section 21659, as 
administered by the California Department of Transportation (CAL TRANS), are satisfied; 

(c) That the San Diego Unified Port District (Port District), as the proprietor of San Diego 
International Airport, Lindbergh Field, is provided the opportunity to participate in the 
evaluation process conducted by the FAA and CAL TRANS; and 

(d) That minimum vertical buffers are provided between the FAA-established approach paths as 
identified on Map No. C-842 and structures constructed within the Airport Approach 
Overlay Zone. 

Where the Airport Approach Overlay Zone Applies 

(a) This overlay zone applies to property surrounding San Diego International Airport, 
Lindbergh Field that is located within the boundaries shown on Map No. C-842, filed in the 
office of the City Clerk as Document No. 00-17756. This property is shown generally on 
Diagram 132-02A. 

(b) Table 132-02A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development in this overlay 
zone. 
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San Diego 

DIAGRAM 132-02A 
Airport Approach Overlay Zone 
This is a reproduction of Map C-842 
for illustration purposes only. 

Final Draft - 09/05/97 
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§ 132.0205 

§ 132.0206 

Table 132-02A 
Airport Approach OVerlay Zone Applicability 

Type of Development Proposal SUpplemental Required Permit Type/ 
Development Decision Process 
Regulations 

(1) Interior modifications of existing structures that do not None--Exempt from this No permit required by 
increase the height of the stnJcture division this division 

(2) Development of structures that will not exceed 30 feet None-Exempt from this No permit required by 
in height, except if the proposed development is division this division 
located between Interstate 5, Ivy Street, Nutmeg 
Street, and Undbergh Field 

(3) Construction or aHeration of any structure, or See Sections No permit required by this 
establishment of a new use that is not exempt under 132.0205-132.0208 division 
(1) or (2) of this table, and for which the FAA has 
issued a Determination of No Hazard 

{4) Construction or alteration of any structure, or See Sections 132.0205- No permit required by this 
establishment of a new use that is not exempt under 132.0209 division 
(1) or (2) of this table, and for which the FAA has 
issued a Determination of Hazard 

Supplemental Development Regulations-Airport Approach Path Buffer 

No structure shall be constructed or altered and no use shall be established that results in any 
permanent encroachment within 50 feet of the FAA -established approach paths as set forth in 
Drawing No. C-842. Proposed structures or uses that are 40 feet in height or less, measured from 
the grade of the property as established by Map No. C-842 or by the City Manager, shall not be 
limited by this section. 

NotHication Requirements 

Upon receipt of an application for a Building Permit or development permit that is subject to this 
overlay zone, the City Manager will provide a notice of the proposed permit to the FAA and the 
Port of San Diego. 

§ 132.0207 Supplemental Regulations for an FAA Determination of No Hazard and Port 
District Concurrence 

The decision maker shall not issue a Building Permit or development permit within the Airport 
Approach Overlay Zone until the following have occurred: 

(a) The applicant has obtained and provided to the City Manager (1) a letter from the FAA 
stating that the proposed development does not require notice to the FAA or (2) a 
Determination ofNo Hazard from the Air Traffic Division of the Western Pacific Regional 
Office of the FAA, stating that the proposed development has been determined not to be a 
hazard to air navigation and this determination has become fmal; and 

(b) The Port District has concurred with the FAA determination in one of the following ways: 

(I) The City Manager has provided the Port District with a copy of the FAA determination 
and has received a response stating that the Port District is aware of the proposed 
development and that it concurs with the determination made by the Regional Office of 

Ch. Art. 
113. 2 
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the FAA; or 

(2) The Port District has not responded within 40 calendar days from the date that the FAA 
determination was forwarded to the Port District. In this case, the decision maker will 
assume concurrence and may approve the Building Permit or development permit. 

§ 132.0208 Supplemental Regulations for an FAA Detennination of No Hazard and Port 
District Appeal 

If the Port District does not concur with the FAA determination as described in Section 132.0207, 
and the Port District has notified the City Manager that it does not concur with the FAA 
determination and has filed an appeal of the determination with the FAA, the decision maker shall 
not issue a Building Permit or development permit until the following have occurred: 

(a) The City Manager has received a letter of determination from the FAA National 
Headquarters Air Traffic Administrator stating that the proposed development does not 
constitute a hazard to air navigation and this determination has become fmal; 

(b) At least 60 calendar days have elapsed from the date on which the Air Traffic 
Administrator's determination became final; and 

(c) The proposed development complies with Section 132.0205. 

§ 132.0209 Supplemental Regulations for an FAA Detennination of Hazard 

• 

(a) If the FAA Regional Office or the National Headquarters issues a Determination of Hazard I 
stating that the proposed construction will constitute a hazard to safe and efficient use of 

Ch. 
i13 

airspace, the applicant must obtain a permit from CAL TRANS in accordance with 
California Public Utilities Code, Section 21659, before a Building Permit or a development 
permit can be issued. If CAL TRANS issues the permit, the application for a Building Permit 
or development permit will be reviewed by the City Council. The City Manager shall 
provide the Port District with a copy of the Determination of Hazard and shall notify the Port 
District of the public hearing to review the permit application. 

(b) The City Council shall consider the following in its review of the permit application: 

(1) Aeronautical studies conducted by the FAA that determine the effect of the proposal 
upon the operation of air navigation facilities and the safe and efficient use of the 
navigable airspace; 

(2) Quantified analyses conducted by the Port District that provide technical and economic 
statistics of the effect the proposed construction will have on existing airport 
operations; 

(3) Consistency with the purpose and intent of the Airport Approach Overlay Zone; and 

(4) The public health, safety, and welfare of the residents and property in the City. 

(c) At the conclusion of the public hearing, the Building Permit or development permit may be 
approved, denied, or delayed as follows: 

( 1) Development Permit Applications. The City Council may approve or deny the permit 
or delay issuance of the permit until120 calendar days following the conclusion of the 
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hearing if the City Council finds that the delayed issuance is in the public interest, based 
on the information provided at the hearing. A Building Permit application for 
development that has been approved under a development permit issued in accordance 
with this division shall not be subject to an additional public hearing to determine 
compliance with this division. 

(2) Building Permit Applications. The Building Official may approve or deny the permit or 
delay issuance of the permit until120 calendar days following the conclusion of the 
hearing if the City Council finds that the delayed issuance is in the public interest, based 
on the information provided at the hearing . 
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Division 3': Airport Environs Overlay Zone 

§ 132.0301 Purpose of the Airport Environs Overlay Zone 
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The purpose of the Airport Environs Overlay Zone is to provide supplemental regulatiOQS for 
property surrounding Brown Field, Montgomery Field, and Naval Air Station Miramar. The 
intent of these regulations is as follows: 

(a) To ensure that land uses are compatible with the operation of airports by implementing the 
Comprehensive Land Use Plans for Brown Field, Montgomery Field, and Naval Air Station 
Miramar that have been adopted by the Airport Land Use Commission for the San Diego 
region; and 

(b) To provide a mechanism whereby property owners receive information regarding the noise 
impacts and safety hazards associated with their property's proximity to airport operations. 

§ 132.0302 Where the Airport Environs Overlay Zone Applies 

(a) This overlay zone applies to properties that are identified in the Brown Field, Montgomery 
Field, or Naval Air Station Miramar Comprehensive Land Use Plans as areas within a noise 
contour zone, accident potential zone, or flight activity zone. These properties are located 
within the boundaries shown on Map Nos. C-803, C-804, and C-805, filed in the office of 
the City Clerk, and are shown generally on Diagram 132-03A. 

(b) Table 132-03A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 
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Miramar 
Naval Air 
Station 

DIAGRAM 132·03A 
Airport Environs Overlay Zone 
This Is a reproduction of map Nos. C..S03, 804, and 805 
for illustration purposes only. 

N 
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Table 132-03A 
Airpon Environs Overlay Zone Applicability 

Type of Development Proposal Supplemental 
Development 
Regulations 

(1) Development for which a permit was None--Exempt from 
issued before March 18, 1·991 if the development this division 
would not result in a greater degree of 
noncompliance with this division than the 
previously permitted development 

(2) Additions to, replacement of, or remodeling of an existing None-Exempt from 
single dwelling unit this division 

(3) Any change in use or development that requires a Building See Sections 
Permit or development permit and that is not exempt 132.0306-132.0310 
under ( 1) or (2} of this table 

Required Permit 
Type/Decision 
Process 

No permit required by 
this division 

No permit required by 
this division 

No permit required by 
this division 

§ 132.0303 Exceptions to the Requirements of the Airpon Environs Overlay Zone 

§ 132.0306 

§ 132.0307 

The City Manager may grant an exception to the requirements of this division for proposed 
development that is minor, temporary, or incidental and is consistent with the intent of this 
division. The City Manager shall file a copy of the exception with the office of the City Clerk. 

Supplemental Regulations of the Comprehensive Land Use Plans 

Comprehensive Land Use Plans for Brown Field, Montgomery Field, and' Naval Air Station 
Miramar contain community noise equivalent level contour maps, which identify areas subject to 
airport noise impacts, and accident potential zone maps or flight activity zone maps, which 
identify areas of safety hazards. The Comprehensive Land Use Plans also provide land use 
compatibility matrices or tables, which specify the types of land uses that are compatible, 
conditionally compatible, or incompatible within specified noise contours, accident potential 
zones, or flight activity zones. 

(a) Development proposals shall comply with the airport noise/land use compatibility matrix or 
table of the applicable Comprehensive Land Use Plan. Indoor noise levels that are 
attributable to airport operations shall not exceed the levels indicated in the Comprehensive 
Land Use Plan. For uses not specifically identified, the City Manager shall determine the 
applicable standard. 

(b) Development proposals shall comply with the accident potential zone/land use compatibility 
matrix, or the text regarding land use compatibility in the flight activity zones, of the 
applicable Comprehensive Land Use Plan. 

(c) Uses identified in the land use compatibility matrices as being conditionally compatible are 
permitted only if the noise is attenuated and the density is restricted as indicated in the 
matrices. 

Site Planning Standards in the Airpon Environs Overlay Zone 

All development proposals shall be reviewed by the City Manager for conformance with the 
following site planning standards: 

(a) Structures shall be located as far away from the noise source or accident potential/flight 
· activity zone as possible, taking maximum advantage of the topography and other site design 
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features to minimize noise impacts and safety hazards; and 

(b) The amount of outdoor recreational space or other activity area where individuals would be 
subject to high levels of noise shall be minimized. 

§ 132.0308 Acoustical Testing of Interior Noise Levels 

An acoustical study may be required by the City Manager to determine if the development 
proposal meets the noise standards established in the Comprehensive Land Use Plan. If 
noncompliance with this division is alleged and the City Manager requires a field test to resolve 
the complaint, the complainant shall post a bond or place adequate funds in escrow to cover the 
cost of testing. The testing costs shall be charged to the complainant if field tests show that the 
development proposal complies with these regulations. If the tests show noncompliance, the 
testing costs shall be charged to the owner or builder and the owner or builder shall take actions to 
comply with the sound attenuation provisions of this division. For the purposes of field testing, 
the typical interior noise level must demonstrate that the builder or owner has complied with the 
appropriate Community Noise Equivalent Level established in the adopted Comprehensive Land 
Use Plan. 

§ 132.0309 Requirement for Avlgation Easement 

Where a prescriptive right for avigation purposes exists, a development permit or Building Permit 
shall not be issued for any development or use subject to the Airport Environs Overlay Zone uritil 
an avigation easement is recorded in favor of the airport owner. The easement shall evidence an 
acknowledgment by the property owner of the existence of the easement, a ·description of the 
easement's elevation or elevations above the property, and the name or names of the property 
owner and any other information the County Recorder may require. The easement shall 
document the existing prescriptive rights in the airspace above the property in accordance with 
the standards for airspace uses as set forth in Federal Air Regulations, Part 77. The easement must 
permit the unconditioned right of flight of aircraft in the federally controlled air space above the 
property. Any other easement information shall be supplied in a form provided by the airport 
owner or operator whose prescriptive rights to airport approach paths are affected. The easement 
shall be recorded in the office of the County Recorder upon the title of the property. 

§ 132.0310 City Council Override 

Ch. Att. Div. 

(a) The applicant may file a petition to the City Council to.override the City Manager's 
determination of noncompliance with the land use recommendations of the adopted 
Comprehensive Land Use Plan, within 10 business days of that decision. The City Council 
may, at its discretion, request a recommendation from the Airport Land Use Commission 
before deciding whether the petition will be heard. 

(b) The City Council may, by a two-thirds vote, override the City Manager's decision and 
determine that the proposed use meets the intent of the Comprehensive Land Use Plan if the 
City Council makes the following findings: 

(1) The proposed development will not be detrimental to the public health, safety, and 
welfare; and 

(2) The proposed development will minimize the public's exposure to excessive noise and 
safety hazards to the extent feasible; and 

(3) The proposed development will meet the purpose and intent of the California Public 
Utilities Code Section 21670. 

131 2 3 •• 
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Article 2: Overlay Zones 

Division 4: Coastal OVerlay Zone 

§ 132.0401 Purpose of the Coastal Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Coastal Overlay Zone is to protect and enhance the quality of public access 
and coastal resources. 

§ 132.0402 Where the Coastal Overlay Zone Applies 

(a) This overlay zone applies to all property located within the boundaries designated on Map 
No. C-730.1, filed in the office of the City Clerk as Document No. 00-17067-1. These areas 
are shown generally on Diagram 132-04A. 

(b) Table 132-04A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. Coastal Development Permit procedures are provided in Chapter 12, Article 6, 
Division 7. 

Table 132-o4A 
Coastal Overlay Zone Applicability 

Type of Development Proposal Supplemental Required Permit Type/ 
Development Decision Process 
Regulations 

(1) Coastal development that is categorically None No permit required by this 
excluded pursuant to order of the Coastal division 
commission or that is exempted by Section 
126.0704 

{2) Any coastal development within this overlay See use and Coastal Development Permit 
zone that is partially or completely within the development issued by the Coastal 
Coastal Commission Permit Jurisdiction or the regulations of the base Commission 
Deferred Certification Area zone 

(3) Coastal development in this overlay zone that See use and Coastal Development 
is not exempt under (1) of this table or that is development Permit/Process Two or Three 
not in the area described in (2) of thi~ table regulations of the base 

zone 

Ch. Art. Div . 
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DIAGRAM 132-04A 
Coastal Overlay Zone 

Final Draft - 09/05/97 

Coastal Overlay Zone 

This is a reproduction of the Coastal Overlay Zone Boundary, as 
shown on the official zoning maps, for illustration purposes only 
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Article 2: Overlay Zones 

Division 5: Coastal Height Limit Overlay Zone 

§ 132.0501 Purpose of the Coastal Height Limit Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Coastal Height Limit Overlay Zone is to provide a supplemental height limit 
for specific coastal areas as enacted by the voters of the City of San Diego. 

§ 132.0502 Where the Coastal Height Limit OVerlay Zone Applies 

(a) This overlay zone applies to the coastal area that is described in Section 132.0505(b) and is 
shown on Map No. C-380, filed in the office of the City Clerk as Document No. 743737. 
This area is shown generally on Diagram 132-0SA. 

(b) Table 132-05A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-DSA 
Coastal Height Limit Overlay Zone Applicability 

Type of Development Proposal Supplemental Development 
Regulations 

Any building or addition to a building See Section 132.0505 
within this overlay zone 

Required Permit Type/ 
Decision Process 

No permit required by this division 

Ch. Art Div. 
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Mission 
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Ocean 
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Tijuana River 
Valley 

DIAGRAM 132-0SA 

Coastal height Limit Overlay Zone 

Coastal Height Limit Overlay Zone 
This Is a reproduction of Map No. C380 
for illustration purposes only 
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§ 132.0505 Coastal Height Limit 

(a) Notwithstanding any section to the contrary, no building or addition to a building shall be 
constructed with a height in excess of 30 feet within the Coastal Zone of the City of San 
Diego, as shown on Drawing No. C-0380, on file in the office of the City Clerk as Document 
No. 743737. 

(b) The words "Coastal Zone" as used within this section shall mean that land and water area of 
the City of San Diego from the northern City limits, south to the border of the Republic of 
Mexico, extending seaward to the outer limits of City jurisdiction and extending inland to 
the location of Interstate 5 on January 1, 1971. This limitation shall not apply to that land 
area of the Coastal Zone bounded by National City on the south, San Diego Bay on the west 
and Laurel Street or the southwesterly projection of Laurel Street on the north. 

(c) The base of measurement of the height shall be in accordance with the Uniform Building 
Code of 1970. 

(d) Notwithstanding any section to the contrary, there shall be no exception to the provisions of 
this section. 

[Editor's Note: Section 132.0505 is codification of Proposition D, which was adopted by the 
people of the City of San Diego and became effective on December 7, 1972.] 

Ch. Art. Div. 
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Article 2: Overlay Zones 

Division 6: Sensitive Coastal Overlay Zone 

§ 132.0601 Purpose of the Sensitive Coastal Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Sensitive Coastal Overlay Zone is to help protect and enhance the quality of 
sensitive coastal bluffs, coastal beaches, and wetlands. 

§ 132.0602 Where the Sensitive Coastal Overlay Zone Applies 

(a) This overlay zone applies to all sensitive coastal bluffs, coastal beaches, and wetlands 
located within the boundaries designated on Map No. C-713, filed in the office of the City 
Clerk as Document No. 00-17062. These areas are shown generally on Diagram 132-06A. 

(b) Where any portion of a parcel is located within the Sensitive Coastal Overlay Zone, this 
division shall apply to all portions of the parcel that are in the Coastal Overlay Zone as 
described in Chapter 13, Article 2, Division 4. This division shall not apply to any property 
or portion thereof that is removed from the Coastal Overlay Zone through proper legislative 
authority. 

(c) Table 132-06A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone . 

Table 132..06A 
Sensitive Coastal Overlay Zone Applicability 

Type of Development Proposal Supplemental Required Permit Type/ 
Development Regulations Decision Process 

Any development on property wholly or partially within this See the environmentally See Section 143.0110 
overlay zone sensitive lands regulations in 

Section 143.0110 

Ch. Art . 
• 13 i 2 
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DIAGRAM 132-06A 
Sesitive Coastal Overlay Zone 
This is a reproduction of Map No. C· 713 
for illustration purposes only. 

Final Draft - 09/05197 
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Article 2: Overlay Zones 

Division 7: Mobilehome Park Overlay Zone 

§ 132.0701 Purpose of the Mobilehome Park Overlay Zone 

Final Draft • 09/05/97 

The pwpose of the Mobilehome Park Overlay Zone is to preserve existing mobilehome park sites, 
consistent with the City's goal of accommodating alternative housing types, and to provide 
supplemental regulations for the discontinuance of mobilehome parks and the relocation of the 
mobilehome park tenants. 

§ 132.0702 Where the Mobilehome Park Overlay Zone Applies 

(a) This overlay zone applies to all property located within the boundaries shown on Map Nos. 
C-669, C-672, C-673, C-674.1, and B-3552, filed in the office of the City Clerk. These 
areas are shown generally on Diagram 132-07 A. 

(b) Table l32-07A shows the sections that contain the supplemental regulations and ilie type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-G7A 
Mobilehome Park Overlay Zone Applicability 

Type of Development Proposal Supplemental Development Required Permit Type/ 
Regulations Decision Process 

(1) Any development of mobilehomes in See Section Neighborhood Development 
the AM zones 132.0705 and the regulations for Permit/Process Two 

mobilehome parks in Section 
143.0340 

(2) Any development of mobilehomes in See Section Site Development Permit/ 
the AS or AX zones 132.0705 and the regulations for Process Three 

mobilehome parks in Section 
143.0340 

(3) Any proposal to discontinue a See the regulations for mobile- Site Development Permit/ 
mobilehome park that is located home park discontinuance in Process Three 
within this overlay zone Sections 143.0610-143.0640 

Ch. 

~ 13 
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Otay Mesa-Nestor 

Final Draft - 09/05/97 
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DIAGRAM 132-07A 
MobileHome Park Overlay Zone 
This is a reproduction of Map Nos. C-669, 672,673, 674.1, and B-3552 • 
for illustration purposes only. 
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§ 132.0705 Supplemental Use Regulations of the Mobilehome Park Overlay Zone 

Only the following uses may be permitted in the Mobilehome Park Overlay Zone: 

(a) Mobilehome parks to accommodate mobilehomes intended for use as single-unit dwellings; 
and 

(b) The following accessory uses: 

( 1) Recreation buildings, game courts, swimming pools, and other similar facilities 
intended only for the use of the residents of the mobilehome park and their guests; 

(2) Nonresidential occupancy accessory structures such as private garages, carports, and 
storage sheds; 

(3) Home occupations in accordance with Section 141.0308; and 

(4) Signs as permitted by the applicable zone . 

Ch. An. Div. 
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Article 2: Overlay Zones 

Division 8: Parking Impact Overlay Zone 

§ 132.0801 Purpose of the Parking Impact Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Parking Impact Overlay Zone is to provide supplemental parking regulations 
for specified coastal, beach, and campus areas that have parking impacts. The intent of this 
overlay zone is to identifY areas of high parking demand and increase the off-street parking 
requirements accordingly. 

§ 132.0802 Where the Parking Impact Overlay Zone Applies 

(a) This overlay zone applies to property located within the beach impact area, the campus 
impact area, and the coastal impact area as shown on Map Nos. C-731 and C-795, filed in 
the office of the City Clerk. These areas are shown generally on Diagram 132-08A. 

(b) Table 132-08A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132..0SA 
Parking Impact Overlay Zone Applicability 

Type of Development Proposal Supplemental Required Permit Type! 
Development Regulations Decision Process 

(1) Any single dwelling unit development located See the parking regulations No permit required by this 
within the campus impact area in Section 142.0520 division 

(2) Any multiple dwelling unit development See the parking regulations No permit required by this 
located within the beach impact area or in Section 142.0525 division 
campus impact area 

(3) Any eating and drinking establishment that is See the parking regulations No permit required by this 
located in the ooastal impact area and in the in Section 142.0530(b) division 
CC-5-2, CC-5-4, or CC-3-5 zones 
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lncludea flon11ge parcela 
an cannel Yalley Rd. 
betWien Del Mar City and Via ..... __ _ 

DIAGRAM 132-0SA 
Parking Impact Area Overlay Zone 
This is a reproduction of Map Nos. C· 731 and 795 
For illustration purposes only. 

Final Draft - 09/05/97 
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• Article 2: OVerlay Zones 
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Division 9: Residential Tandem Parking OVerlay Zone 

§ 132.0901 Purpose of the Residential Tandem Parking Overlay Zone 

The purpose of the Residential Tandem Parking Overlay Zone is to identify the conditions under 
which tandem parking may be counted as two parking spaces in the calculation of required 
parking. 

§ 132.0902 Where the Residential Tandem Parking Overlay Zone Applies 

(a) This overlay zone applies to property located within the boundaries shown on Map No. C-
846, filed in the office of the City Clerk under Document No. 00-17836. This area is shown 
generally on Diagram 132-09A. 

(b) Table 132-09A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132..Q9A 
Residential Tandem Parking Overlay Zone Applicability 

Type of Development Proposal 

Any development proposing tandem parl(ing in a 
single dwelling unit or multiple dwelling unit 
zone located within this overlay zone 

Supplemental 
Development 
Regulations 

See Section 132.0905 

Required Permit Typer 
Decision Process 

No permit required by this 
division 

§ 132.0905 Supplemental Development Regulations of the Residential Tandem Parking 
Overlay Zone 

(a) Tandem parking may be counted as two parking spaces toward the off-street parking required 
by Chapter 14, Article 2, Division 5 (Parking Regulations) only in the following locations and 
circumstances: 

( 1) In the Golden Hill Community Plan area, the La Jolla Community Plan area, the Mission 
Beach Precise Plan area, the Mission Valley Community Plan area, the Uptown 
Community Plan area, and all community plan areas in Council District 5. 

(2) In the City Heights neighborhood of the Mid-City Community Plan Area only for 
structures with one or two dwelling units. 

(3) If at least 25 percent of the project area is located within the Transit Area Overlay Zone 
as shown in Diagram 132-lOA and the project area is not located in the Greater North 
Park Community Plan area, the Pacific Beach Community Plan area, the Southeast San 
Diego Community Plan area, the Skyline/Paradise Hills Community Plan Area, or the 
Mid-City Communities Plan area other than the City Heights neighborhood . 

(4) Within the beach impact area of the Parking Impact Area Overlay Zone where access is 
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provided to the tandem space from an abutting alley. 

(b) At least one of the two parking spaces shall be within a completely enclosed structure. 

(c) Both of the tandem spaces shall be assigned to the same dwelling unit. 

(d) The tandem parking spaces shall be assigned, and the use restrictions shall be enforced, by 
the owner of the premises or the owners's assigned representative. 

• 
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Tandem Parking 
Permissible Areas 
1111 Transit Areas and 
J7l7l Commmunity Plan Areas 
VZ£a Council District 5 

DIAGRAM 132-09A 
Residential Tandem Parking Overlay Zone 
This is a reproduction· of Map No. C-846 
for illustration purposes only. 
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Article 2: Overlay Zones 

Division 10: Transit Area Overlay Zone 

§ 132.1001 Purpose of the Transit Area Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Transit Area Overlay Zone is to provide supplemental parking regulations for 
areas receiving a high level of transit service. The intent of this overlay zone is to identify areas 
with reduced parking demand and to lower off-street parking requirements accordingly. 

§ 132.1002 Where the Transit Area Overlay Zone Applies 

(a) This overlay zone applies to property located within the boundaries shown on Map No. C-
846, filed in the office of the City Clerk as Document No. 00-17837. These areas are shown 
generally on Diagram 132-lOA. 

(b) Table 132-IOA shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-10A 
Transit Area Overlay Zone Applicability 

Type of Development Proposal SUpplemental Required Permit Type/ 
Development Decision Process 
Regulations 

Any multiple dwelling unit development located within this See the paoong No permit required by 
overlay zone regulations in Section this division 

142.0525 

Any nonresidential development located within this overlay See the paoong No permit required by 
zone regulations in Section this division 

142.0530 

Ch. Art. Div. 
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-- Transit Corridor 

-- Nodal Corridor 

DIAGRAM 132-10A 
Transit Area Overlay Zone 
This is a reproduction of Map Nos. C-846 
for illustration purposes only. 

Final Draft - 09/05/97 
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Article 2: Overlay Zones 

Division 11: Urban Village Overlay Zone 

§ 132.1101 Purpose of the Urban Village Overlay Zone 

Final Draft - 09/05/97 

The purpose of the Urban Village Overlay Zone is to provide regulations that will allow for 
greater variety of uses, flexibility in site planning and development regulations, and intensity of 
land use than is generally permitted in other Citywide zones. The intent of these regulations is to 
create a mix of land uses in a compact pattern that will reduce dependency on the automobile, 
improve air quality, and promote high quality, interactive neighborhoods. Urban villages are 
characterized by interconnected streets, building entries along the street, and architectural features 
and outdoor activities that encourage pedestrian activity and transit accessibility. The regulations 
of this division are intended to be used in conjunction with the Transit-Oriented Development 
Design Guidelines of the Land Development Manual and the applicable land use plan. 

§ 132.1102 Where the Urban Village Overlay Zone Applies 

(a) This overlay zone may be applied as part of a land use plan implementation program or at 
the request of an applicant. 

(b) Table 132-llA shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone . 

Table 132-11A 
Urban Village Overlay Zone Applicability 

Type of Development Proposal Supplemental Development Required Permit Type/ 
Regulations Decision Process 

Any development within this overlay zone See Sections 132.11 03- Site Development Permit/ 
132.111 0 Process Three 

§ 132.1105 Required Land Uses and Site Plan Standards for Urban Villages 

Each urban village shall include a mixed-use core component, a residential land use component, 
and a public land use component as described in this section. The minimum percentage of the 
development site that is required to be devoted to each component is provided in Section 
132.1106. 

(a) Mixed-Use Core Component 

(1) The mixed-use core shall contain public, conunercial, and residential uses centrally 
located within the project area. It should be the most intensely developed component of 
the urban village. 

(2) Residents, employees, and transit users should be able to easily walk or bike to the jobs, 
stores, and service providers located in the mixed-use core. Retail uses similar to those 
permitted in the mixed-use core should not be permitted outside of the core area. 
Residential uses may be in separate buildings or over commercial uses in the same 
building. 
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(3) The size and mix of uses in the core area may vary depending on the size, location, and 
overall function of the urban village in the community and the region. 

(b) Residential Land Use Component 

The residential land use component shall include a mix of housing densities, ownership 
patterns, and cost and building types. Residential units should be located so that the higher 
density units are closer to transit stops than the lower density units. Townhouses and 
courtyard housing should be used as a transition between commercial areas and lower 
density residential areas. 

(c) Public Land Use Component 

(1) The public land use component shall include parks, plazas, squares, town halls, and 
other community facilities that are open to the public and that contribute to the civic or 
recreational life of the community. Public uses may be publicly or privately owned. 

(2) Public uses shall be the focus of the urban village and should be located next to public 
streets, residential areas, and retail uses. The edges of outdoor public spaces should be 
clearly defined by adjacent streets, sidewalks, street trees, and building frontages. 
Adjacent residences and businesses should have opportunities for views into the public 
areas. 

(3) Remnants ofland on the fringes of the urban village shall not be used to satisfy the 
public use requirement. See Diagram 131-llA. 

Diagram 132-11A 
Conceptual Urban VIllage Site Plan 

§ 132.1106 Land Use Mix for Urban Villages 

The minimum percentage of the proposed development site that is required for each land use 
component is shown in Table 132-llB. Areas of the site that are required for public rights-of
way and portions of the site that can not be developed because of environmentally sensitive 

• 

• 

resources shall not be included in the calculation of the percentage of the site that is devoted to • 
each use. The percentages listed do not preclude additional uses on upper floors. The balance of 
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the site area may be developed as commercial, residential, mixed use, open space, or public use as 
needed to implement the applicable land use plan. 

Table 132·118 
Urban Village Land Use Mix 

Minimum Land Use Mix 

Land Use Component Minimum Percentage of Development Site 

Mixed-Use Core 10 percent 

Residential Land Use 20 percent 

Public Land Use 10 percent 

§ 132.1107 Residential Development Regulations for Urban Villages 

§ 132.1108 

(a) Density. The combined mixed-use core and residential components of the urban village shall 
have an average density of at least 18 dwelling units per net acre. Maximum permitted 
density shall be determined by the base zone regulations. A 10 percent density bonus over 
the base zone density may be permitted for projects located within 2,000 feet of an existing 
or planned light rail transit station or other trunk transit line station, unless stated otherwise 
in the applicable land use plan. 

(b) Design. To improve the human scale of the street, single-unit homes shall be designed so 
that the front door to each home is closer to the street than the garage door. 

Mixed-Use Core Development Regulations for Urban Villages 

(a) Floor Area Ratio, Height, and Coverage. The floor area ratio, height, and coverage 
requirements shall be determined by the base zone. Ajloor area ratio bonus of0.5 and a 
height bonus of one story over the maximum specified in the base zone may be permitted for 
projects located within 2,000 feet of an existing or planned light rail transit station or other 
trunk transit line station, unless stated otherwise in the applicable land use plan. The height 
bonus shall not apply in the Coastal Height Limit Overlay Zone. 

(b) Street Orientation. Commercial and mixed-use buildings shall be oriented so that functional 
pedestrian entrances face the street and parking areas are located underground or to the rear 
or side of the building. 

(c) Pedestrian Paths. Pedestrian paths shall be provided to connect commercial building entries 
with adjacent streets, uses, and parcels. Pedestrian paths should be visually distinguishable 
from other hardscaping and should be separated from parking areas by wheel stops, curbs, 
landscaping, or other physical barriers, except when crossing driveways or aisles. 

(d) Transparency. Along predominantly retail streets in the mixed-use core component, a 
minimum of 50 percent of the street wall area between 3 and 10 feet above the sidewalk 
shall be transparent, with clear glass visible into a commercial or residential use. Windows 
or other transparent materials that provide visibility into a garage or similar area shall not be 
used to meet the minimum transparency requirement. 

(e) Building Articulation. Buildingfacades shall be varied and articulated to provide visual 
interest to pedestrians. This can be accomplished by incorporating offsetting planes, changes 
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in wall texture and color, special architectural elements, plazas and courtyards, and trees and 
vines into the design of the buildings. 

(f) Parking. The parking regulations in Chapter 14, Article2, Division 5 permit a reduced 
parking ratio for urban village development. The shared parking requirements in Section 
142.0545 should also be used when they can further reduce the required amount of parking. 

§ 132.1109 Street and Sidewalk Regulations in Urban Villages 

(a) Street Pattern. The layout of the street system shall be in a grid pattern or modified grid 
pattern, emphasizing interconnected streets and the ability to reach local destinations without 
crossing major streets or primary arterials. It is desirable to have streets with block faces of 
400 feet in length or less. The use of alleys is encouraged. Where possible, streets should 
frame vistas of the mixed·use core, public buildings, parks, and natural features. 

(b) Street Trees. The design of the public right·ofway should provide for planting street trees 
adjacent to the curb in planting strips or tree grates, as appropriate. 

(c) Street Width. The number and width of travel lanes should be reduced to the extent feasible 
in accordance with the Street Design Standards of the Land Development Manual. 

§ 132.1110 Phasing of Urban Village Development 

Ch. Art. 
: 13 i 2 

(a) Development Phasing Plan Required. For any urban village that is proposed to be 
constructed in phases, the applicant shall submit a development phasing plan that specifies 
the chronology of development including required land use components, structures, public 
facilities, and infrastructure. Projects shall be phased so that supporting public facilities and 
infrastructure will be provided concurrent with their need and completed before occupancy 
of the structures. 

(b) Public Area Reservations and Development. Public plazas, squares, halls, and other areas 
used to satisfy the public use component of the urban village shall be reserved concurrent 
with the initial phase of development. These reserved areas shall be developed concurrent 
with any abutting development. 

(c) Commercial Component Phasing. If the applicable land use plan indicates that the 
community lacks commercial uses, the decision maker shall apply conditions on the phasing 
of commercial uses so that some portion of the commercial component will be .provided 
before completion of the residential component. 
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Article 2: Overlay Zones 

Division 12: Mission Trails Design District 

§ 132.1201 Purpose of the Mission Trails Design District 

Final Draft - 09/05/97 

(a) The purpose of the Mission Trails Design District is to provide supplemental development 
regulations for property surrounding Mission Trails Regional Park. The intent of these 
regulations is to ensure that development along the edges of Mission Trails Regional Park 
enhances the park's natural qualities and promotes the aesthetic and functional quality of 
park/urbanization relationships, while recognizing the right to reasonable development 
within the Design District. 

(b) The Master Development Plan for Lake Murray, Cowles and Fortuna Mountains Regional 
Park (renamed Mission Trails Regional Park) that was adopted in 1976 by the City Council 
recommends the creation of a transitional buffer on the periphery of the park. The Design 
District is intended to provide guidelines for design and review of development proposals 
surrounding the park to enhance the transition from cityscape to parkscape. 

§ 132.1202 Where the Mission Trails Design District Applies 

(a) This overlay zone applies to those portions of the Navajo, Tierrasanta, and East Elliott 
communities that are within the boundaries shown on Map No. C-667.1, filed in the office of 
the City Clerk as Document No. 00-15566. These areas are shown generally on Diagram 
l32-12A. 

(b) Table 132-12A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-12A 
Mission Trails Design District Applicability 

Type of Development Proposal Supplemental Development Required Permit Type/ 
Regulations Decision Process 

(1) Interior or exterior repairs or Exempt from this division No permit required by this 
modifications that do not require a division 
construction permit 

(2) Any development of new structures, Refer to the design criteria and Site Development Permit/ 
alteration of existing structures, or standards in the Mission Trails Process Three 
grading in the Mission Trails Design Design Guidelines of the Land 
District Development Manual 
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- Mission Trails Design District 

DIAGRAM 132-12A 
Mission Trails Design District 
This is a reproduction of Map No. C-667.1 
for illustration purposes only. 
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§ 132.1205 Supplemental Design Criteria 

All proposed development shall comply with the design criteria and standards of the Mission 
Trails Design Guidelines in the Land Development Manual. 
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Article 2: Overlay Zones 

Division 13: Clairemont Mesa Height Limit Overlay Zone 

§ 132.1301 Purpose of the Clairemont Mesa Height Limit Overlay Zone 

The purpose of the Clairemont Mesa Height Limit Overlay Zone is to provide supplemental 
height regulations for western qairemont Mesa. The intent of these regulations is to ensure that 
the existing low profile development in Clairemont Mesa will be maintained and that public views 
from western Clairemont Mesa to Mission Bay and the Pacific Ocean are protected. 

§ 132.1302 Where the Clairemont Mesa Height Limit Overlay Zone Applies 

(a) This overlay zorie applies to that portion of Clairemont Mesa that is located within the 
boundaries shown on Map No. C-791, filed in the office of the City Clerk as Document No. 
00-17353. This area is shown generally on Diagram 132-13A. 

(b) Table 132~13A shows the sections that contain the supplemental regulations and the type of 
permit required by this division, if any, for specific types of development proposals in this 
overlay zone. 

Table 132-13A 
Clairemont Mesa Height Limit Overlay Zone Applicability 

Type of Development Proposal Supplemental Development Required Permit 
Regulations Type/Decision 

Process 

(1) Any development within this overlay zone that See Section 132.1305 No permit required 
complies with the height limit in Section 132.1305 by this division 

(2) Any development for which an exception to See Sections 132.1305- Site Development 
the height limit in Section 132.1305 is requested 132.1306 Permit/ 

Process Five 

§ 132.1305 Height Limit 

The maximum structure height within the Clairemont Mesa Height Limit Overlay Zone shall be 
as follows: 

(a) For new structures or alteration of existing structures, the maximum structure height is 30 
feet, except as provided in Section 132.1305 (b) and (c) . 
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§ 132.1305 
Cont'd (b) For new structures located on that property known as Villamar and the Buena Vista Gardens 

and described as Blocks 2 through 5 and a portion of Block 6, Clairemont Garden, Map 
294 7, as well as Villamar Unit No. I, Map 11004, the maximum structure height is 40 feet 
and the structure shall not exceed 3 stories. 

(c) Existing structures that exceed 30 feet in height, for which a Building Permit was issued on 
or before November 1, 1989, may be repaired, altered, or modified if the repairs, alterations, 
or modifications do not increase the height of the structure. 

§ 132.1306 Exceptions to the Clairemont Mesa Height Limit 

An applicant may request an exception from the Clairemont Mesa Height Limit by applying for a 
Site-Development Permit. The Site Development Permit shall be considered by the City Council 
in accordance with Process Five. Exceptions may be made only when the City Council makes the 
findings for Site Development Permit approval in Section 126.0504 . 
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Article 2: Overlay Zones 

Division 14: Community Plan Implementation Overlay Zone 

§ 132.1401 Purpose of the Community Plan Implementation Overlay Zene 

The purpose of the Community Plan Implementation Overlay Zone is to provide supplemental 
development regulations that are tailored to specific·sites within community plan areas of the 
City. The intent of these regulations is to ensure that development proposals are reviewed for 
consistency with the use and development criteria that have been adopted for specific sites as part 
of the community plan update process. 

§ 132.1402 ·Where the Community Plan Implementation Overlay Zone Applies 

(a) This overlay zone applies to properties that are identified in a community plan as areas 
requiring supplemental development regulations or processing of a development permit and 
that have been incorporated by ordinance into this overlay zone. Table 132-14A lists the 
community plan areas in which this overlay zone has been applied and the corresponding 
rezone maps that indicate which properties are within the boundaries of the overlay zone. 
These maps are filed in the office of the City Clerk. The properties within this overlay zone 
are shown generally on Diagrams 132-14A through 132-14K. 

Table 132·14A 
Community Plans with Property in the Community Plan Implementation Overlay Zone 

Community Plan Map Number 
Showing Boundaries of CPIOZ Area 

Clairemont Mesa {See Diagram 132-14A) C-771.1, 8-3951 

College Area {See Diagram 132-148) C-761.1 

Linda Vista (See Diagram 132-14C) C-750 

Midway/Pacific Highwa¥ Corridor (See Diagram 132-14D) C-782 

Navajo (See Diagram 132-14E) C-779 

Pacific Beach {See Diagram 132-14F) 8-3737.1' 8-3857 

Peninsula {See Diagram 132·14G) C-744, C-781 

Rancho Bernardo (See Diagram 132-14H) C-773.1 

Rancho Penasquitos (See Diagram 132·141) 8·4024 

University (See Diagram 132-14J) C-725, C-751.2 

Uptown (See Diagram 132·14K) C-780.2 

(b) Table 132-14B shows the location ofthe supplemental regulations and the type of permit 
required by this division. if any, for specific types of development proposals in this overlay 
zone . 

Ch. 
13 
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Table 132·148 
Community Plan Implementation Overlay Zone Applicability 

Type of Development Proposal Supplemental Required Permit 
Development Type/ 
Regulations Decision Process 

(1) Interior building improvements that do not involve a None--Exempt from No permit required 
change in use or provide additional floor area. or this division by this division 
improvements that do not require a construction permit 

(2) Any developmentwithin the boundaries shown on Refer to the No permit required 
a map identified in Section 132.1402, where the appUcable community by this division 
map shows "Type A* plan 

(3) Any development within the boundaries shown on Refer to the Site Development 
a map identified in Section 132.1402, where the applicable community Permit/ 
map shows "Type A" and the proposed development plan Process Three 
does not comply with the development standards or 
criteria in the appUcable community plan 

(4) Any developmentwithin the boundaries shown on Refer to the Site Development 
a map identified in Section 132.1402, where the appUcable community Permit/ 
map shows "Type B" plan Process Three 

§ 132.1403 Exception to the Community Plan Implementation Overlay Zone 

The City Manager may grant an exception to the requirements of this division for proposed 
development that is minor, temporary, or incidental and is consistent with the intent of this 
division. Exceptions made by the City Manager shall be filed with the office of the City Clerk. 
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DIAGRAM 132-14C 
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Linda Vista Community Plan Implementation Overlay Zone 
this is a reproduction of Map Nos. C-750 for illustration 
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Division 6: Public Facility Regulations 
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§ 14200650 
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When Public Improvements Are Required for Subdivisions 0 0 0 0 0 0 0 0 0 0 0 2 
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Residential Development 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 
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When Mechanical and Utility Equipment Screening Regulations Apply 0 0 
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Division 10: Loading Area Regulations 
§ 14201001 Purpose of Loading Area Regulations 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 
§ 14201005 When Loading Area Regulations Apply 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 
§ 142.1010 General Loading Area Regulations 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 
§ 14201020 Loading Area Location Regulations 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 
§ 14201030 Loading Dock and Overhead Door Screening Regulations 0 0 0 0 0 0 0 0 0 0 0 0 2 
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Division 12: Sign Regulations 

§ 142.1201 
§ 142.1205 
§ 142.1206 
§ 142.1210 
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§ 143.0140 

Purpose of Environmentally Sensitive Lands Regulations . . . . . . . . . . . . . 1 
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§ 143.0141 
§ 143.0142 
§ 143.0143 
§ 143.0144 
§ 143.0145 
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§ 143.0151 
§ 143.0152 

§ 143.0155 

§ 143.0160 
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Purpose of Historical Resources Regulations . . . . . . . . . . . . . . . . . . . . . . l 
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· Duty to Submit Required Documentation and to Obtain Permit . . . . . . . . 3 
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Resources . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
Procedures and Regulations for Project-Specific Land Use Plans . . . . . . . 3 
Emergency Authorization When Historical Resources Are Present . . . . . 4 
Development Exempted from the Requirement to Obtain a Development 
Permit for Historical Resources . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5 
Limited Exceptions from the Historical Resources Regulations . . . . . . . . 6 
General Development Regulations for Historical Resources . . . . . . . . . . 6 
Development Regulations for Designated Historical Resources and 
Historical Districts . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 8 
Development Regulations for Traditional Cultural Properties . . . . . . . . . . 8 
Development Regulations for Important Archaeological Sites . . . . . . . . . 8 
Deviations from the Historical Resources Regulations . . . . . . . . . . . . . . . 9 
Administrative Guidelines . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9 
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§ 143.0302 

§ 143.0303 

§ 143.0305 

§ 143.0310 

§ 143.0340 
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§ 143.0350 
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Permit Regulations for Historical Resources . . . . . . . . . . . . . . . . . . . . . . . . 9 
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Division4: Planned Development Permit Regulations 

§ 143.0401 
§ 143.0402 
§ 143.0403 
§ 143.0410 
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§ 143.0430 

§ 143.0440 

§ 143.0450 

§ 143.0460 

§ 143.0465 

§ 143.0473 
§ 143.0475 
§ 143.0480 
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Communities ................................................ 7 
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§ 143.0530 
§ 143.0540 
§ 143:0550 
§ 143.0560 
§ 143.0570 
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Division 7: Affordable Housing Density Bonus Regulations 

§ 143.0710 
§ 143.0715 
§ 143.0720 
§ 143.0730 
§ 143.0740 
§ 143.0750 
§ 143.0760 

Purpose of Affordable Housing Density Bonus Regulations . . . . . . . . . . . 1 
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Article 4: 
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§ 143.0850 

§ 143.0860 
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Article 1 : Separately Regulated Use Regulations 

Division 1 : General Rules for Separately Regulated Uses 

§ 141.0101 Purpose of Separately Regulated Use Regulations 

This article provides regulations for specific uses that may be desirable and appropriate in a 
particular zone iflimitations or conditions are placed on the development of those uses to 
minimize detrimental effects to neighboring properties or incompatibility with the permitted uses 
of the base zone. 

§ 141.0102 When the Separately Regulated Use Regulations Apply 

(a) The regulations in this article apply to the development of uses that are identified in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) as Limited Uses or as uses 
requiring a Neighborhood Use Permit or a Conditional Use Permit. 

(b) Limited Uses are uses that are permitted by.right subject to the supplemental regulations in 
this article. 

(c) Uses requiring a Neighborhood Use Permit are uses that may provide essential or desirable 
community services but have the potential to cause limited, identifiable adverse impacts on 
surrounding development within a localized area. This article contains supplemental 
regulations and development standards to minimize these impacts and identifies issues to be 
reviewed by the decision maker in evaluating a proposed use to determine whether and under 
what conditions the use will be permitted . 

(d) Uses requiring a Conditional Use Permit are uses that may provide essential or desirable 
community services but could have adverse impacts on the surrounding community if not 
located, designed, and operated with sensitivity. This article contains supplemental 
regulations and development standards to minimize these impacts and identifies issues to be 
reviewed by the decision maker in evaluating a proposed use to determine whether and under 
what conditions the use will be permitted. These regulations and standards are not intended 
to reflect all issues that might be associated with a proposed development, but only those 
commonly associated with a typical development. A proposed development may require 
development restrictions or the application of conditions to address issues beyond those 
identified in this article, based on the development's location or characteristics. 

§ 141.0103 Applicable Regulations for Separately Regulated Uses 

(a) Except as specifically provided in this article, separately regulated uses are subject to the 
following regulations unless a variance has been approved in accordance with Chapter 12, 
Article 6, Division 8: 

(1) The base zone development regulations in Chapter 13, Article 1 (Base Zones); 

(2) All applicable regulations of Chapter 13, Article 2 (Overlay Zones); and 

(3) All applicable regulations of Chapter 14 (General Regulations). 

(b) Where there is a conflict between the regulations in this article and other regulations in the 
Land Development Code, this article shall apply. 

Ch. Alt. 
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§ 141.0104 Decision Process for Separately Regulated Uses 

(a) Limited Uses. Limited uses are permitted subject to compliance with the supplemental 
regulations in this article. 

(b) Uses Requiring a Neighborhood Use Permit. A decision on a Neighborhood Use Permit 
shall be made in accordance with Process Two. 

(c) Uses Requiring a Conditional Use Permit. A decision on a Conditional Use Permit shall be· 
made in accordance with Process Three, Pri>cess Four, or Process Five as indicated in the 
regulations for each conditional use. 

§ 141.0105 Violations of this Article 

Ch. Alt. Div . 

(a) It is unlawful for any person to maintain or use any premises contrary to the applicable 
regulations in this article unless otherwise provided in the Land Development Code. Any 
contrary use shall be subject to the enforcement provisions in Chapter 12, Article 1 (General 
Information on Required Reviews and Enforcement). Violation of any provisions of this 
article shall be treated as a strict liability offense, regardless of intent. 

(b) It is unlawful for any person to make any change in any use that is subject to a Neighborhood 
Use Permit or a Conditional Use Permit with respect to any of the regulations in this article 
pertaining to that use without obtaining an amendment to the issued permit. 
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Article 1: Separately Regulated Use Regulations 

Division 2: Agriculture Use category-Separately Regulated Uses 

§ 141.0201 Agricultural Equipment Repair Shops 

§ 141.0202 

Agricultural equipment repair shops may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables hi 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The location, size, and intensity of other nonagricultural establishments located in the 
vicinity will be reviewed to determine the appropriate size and intensity of the agricultural 
equipment repair shop. 

(b) The proximity and capacity of freeways, primary arterials, and major streets will be 
evaluated to determine the appropriate size and intensity of the facility. 

(c) Vehicle storage areas and outdoor repair work areas shall be located and screened to 
minimize noise and visual impacts to surrounding uses. 

(d) Off-street parking shall be sufficient to serve the facility and limit adverse impacts to nearby 
property. 

Commercial Stables · 

Commercial stables are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to Section 141.0202(a). 
Commercial stables may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13,· 
Article 1 (Base Zones) subject to Section 141.0202(b). 

(a) Limited Use Regulations 

(1) Commercial stables require a lot area of at least 5 acres. 

(2) No structures other than portable structures are permitted within ajloodway. 

(b) Conditional Use Permit Regulations 

(1) Access to the stable shall be as direct as possible fromfreeways and primary arterials. 

(2) Off-street parking shall be sufficient to serve the daily needs of the facility as well as 
any special or occasional events. 

(3) The hours that the stable is open to the public shall be limited as needed to minimize 
disturbance to neighboring property. 

( 4) The applicant shall provide a litter control plan to keep the facility and adjacent 
property free of litter before approval of the permit. 

§ 141.0203 Community Gardens 

Community gardens are premises that are divided into multiple plots for crop cultivation by 
individual parties. Community gardens are permitted as a limited use in the zones indicated with 
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§ 141.0203 
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an "L" and may be permitted with a Neighborhood Use Permit in the zones indicated with an "N" 
in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulatioris. 

(a) The on-site sale of produce is not permitted. 

(b) The site shall be designed and maintained so that water and fertilizer will not drain onto 
adjacent property. 

(c) A minimum 3-foot-wide, clearly marked entrance path shall be provided from the public 
right-of-way to the garden. 

(d) A permanent fence shall be provided on the perimeter of the garden. Any fence within the 
front yard or street side yard shall be an open fence. The fonce shall be at least 5 feet in 
height and shall not exceed 6 feet in height The fence shall include at least one access gate. 
Except as otherwise provided in this paragraph,fences shall be in compliance with Chapter 
14, Article 2, Division 3 (Fence Regulations). 

(e) Refuse storage areas shall be provided and screened to enclose all refuse generated from the 
garden. Refuse areas shall be located as close as practicable to the rear and center of the 
property. Refuse shall be removed from the site at least once a week. 

(f) Storage areas for tools, fertilizers, equipment, and other material shall be enclosed and 
located as close as practicable to the rear and center of the property. 

(g) A water meter and hose bibs shall be provided on-site consistent with Chapter 14, Article 2, 
Division 4 (Landscape Regulations). Irrigation water rates will apply to community gardens. 

(h) Hours of operation shall be limited to the hours between sunrise and sunset. 

(i) The property shall be locked during nonoperating hours. 

(j) The applicant shall execute and file with the County Recorder a hold harmless and/or 
indemnification agreement in favor of the City. 

§ 141.0204 Equestrian Show and Exhibition Facilities 

Equestrian show and exhibition facilities may be permitted with a Conditional Use Permit 
decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The location, number, and intensity of other nonagricultural establishments located in the 
vicinity will be evaluated to determine the appropriate size and intensity of the proposed 
establishment. 

(b) The proximity and capacity of freeways, primary arterials, and major streets will be 
evaluated to determine the appropriate size and intensity of the facility. 

(c) Off-street parking shall be sufficient to serve the facility and limit adverse impacts to 
adjacent or nearby property. 

§ 141.0205 Open Air Markets tor the Sale of Agriculture-Related Products or Flowers 

Open air markets for the sale of agriculture-related products or flowers are permitted as a limited 
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use in the zones indicated with an "L" in the Use Regulations Tables in Chapter 13, Article I 
(Base Zones) subject to the following regulations. 

(a) Only agricultural food products and cut flowers may be offered for sale. 

(b) Only one enclosed structure associated with the market shall be permitted. It shall be 
exclusively of wood-frame construction (except for the floor) and shall not exceed 300 
square feet. 

(c) Within open space zones, all of the products for sale must be produced on the premises. 

(d) Within agricultural zones, at least 25 percent of the products for sale must be produced on 
the premises and at least 7 5 percent of the products for sale must be produced in San Diego 
County. 

(e) Off-street parking shall be provided at a rate of 2.5 spaces per 1,000 square feet of area 
devoted to merchandise display and sales . 
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Article 1 : Separately Regulated Use Regulations 

Division 3: Residential Use Category-Separately Regulated Uses 

§ 141.0301 Boarder and Lodger Accommodations 

§ 141.0302 

Boarder and lodger accommodations are permitted as a limited use in the zones indicated with an 
"L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(a) Boarder and lodger accommodations are pennitted only as an accessory use to a primary 
dwelling unit. 

(b) No more than two boarders or lodgers are pennitted per primary dwelling unit. 

(c) In the RM zones and all commercial zones, boarders and lodgers must occupy the premises 
for a minimum of 7 consecutive calendar days. In all other zones, boarders and lodgers 
must occupy the premises for a minimum of 30 consecutive calendar days. 

(d) Off·street parking shall be provided at a rate of 1 space for each 2 boarders or lodgers. 

Companion Units 

A companion unit is a single dwelling unit that is an accessory use for a single dwelling unit on a 
residential lot that provides complete living facilities independent of the primary dwelling unit. 
Companion units may be permitted with a Conditional Use Pennit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article l (Base Zones) subject to the following regulations. 

(a) Companion units are not pennitted if the citywide annual average rental vacancy rate is 
detennined to exceed 5 percent. This determination will be made annually by City Council 
following a recommendation by the Planning Cormnission on or before April 1 of each year 
regarding the City's vacancy rate in rented multiple dwelling units and rented single dwelling 
units for the previous calendar year. The recommendation shall be based on data from 
sources available to the City Manager that are u~to-date and regularly published by 
reputable sources. 

(b) Companion units are permitted only if it is determined that the public facilities and services 
in the Community Plan area in which the proposed companion unit is located are adequate 
and able to accommodate additional intensity of development. 

(c) Companion units are pennitted only if the total number of companion units in the community 
plan area in whiCh the proposed companion unit is located does not exceed 5% of the 
detached primary dwelling units in the RS zone within that community plan area. 

(d) Companion units are not permitted in agricultural zones in the future urbanizing area or in 
the Coastal Overlay Zone. 

(e) A primary dwelling unit must exist on the premises,: Concurrent construction of the primary 
dwelling unit and the companion unit is permitted~· 

(f) No more than one companion unit may be permitted on a premises. 

(g) A companion unit may be attached to or detached from the primary dwelling unit on the 
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p7f1111ises. 

(h) The gross floor ll1't!IJ of a companion unit shall not exceed 700 square feet. 

(i) The gross floor ll1't!IJ of the companion unit sball be included in the floor area ratio 
calculation for the premises. 

(j) A cotnpaoion tmit may contain a l:itt:ha. 

(k) For companion units locared above a garage or other accessory building, the maximum 
structure lulight for fiat-roofed sti'IICtll1'es is 21 feet. For sloped-roofed structures with a roof 
pitch of ar least 3:12 (3 vertical feet to 12 horizontal feet), the maximum structUre height is 
30 feet. . 

·" (I) For detached compmion UDits, the maximum st1'IICIJU'e heicht is 15 feet without a chimney 
or tlue, or 17 feet with a chimney or flue. 

(m) Decks and staircases of not more than 3 feet in height may cmcroach into required yards. 

(n) Roof d4clrs, ~railings. sball not exceed the· st1'UCtllre height limits in Section 
141.0302(i) and (j). 

( o) Modifications to the premises sball not create a second ftont entrance or other meet-side 
modifications which would indicate the prescm.ce of a second unit or otherwise alter the 
single dwelling UDit appear;mce of the premises. 

• 

(p) One 24-inch box tree sball be planted in the required ftont yard of the premises or in the • 
abutting parlcway. Existing trees may be used to satisfy this requiremcDt. . 

( q) Off-street parking and access for a premises containing a companion unit shall be provided 
as follows. 

(1) One standard off-street parking space is required for each bedroom in the companion 
UDit, with a minimum requirc:mem of one parking space, except as provided in Section 
141.0302(n)(2}. 

· (2) No ojf.street parking space is required if the premises is within the Transit Area 
Overlay Zone. 

(3) Parking for the entire premises shall be brought into compliance with Chapter 14, 
Article 2, Division 5 (Parking Regulations). 

( 4) Off-street parking required by this section shall not be-located in the area between the 
street wall and the front property line. 

(5) If an existing garage is converted to a companioa UDit, another garage shall be provided 
on the premises to replace the convened parking spaces. 

(6) If abutting .alley access exists. vehicular access to parking spaces for the companion unit 
shall be from the aiJ.ey tmless the premises bas a garage that accommodates at least three 
vehicles. 

(7) Access to the off-street parking ftom an unimproved alley is not permitted. • 
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(1) Companion units may be rented or leased separately from the primary dwelling unit on 
the premises but may not be sold separately. 

(2) Either the companion unit or the primary dwelling unit must be occupied by the 
property owner at all times. 

(3) The companion unit may be occupied by a maximum of two persons at least one of 
whom shall be related to the owner, or a senior citizen, or a person with a disability. 

(4) Before a Building Permit is issued for a companion unit, the property owner shall 
submit a signed agreement with the City that specifies that the property owner shall at 
all times occupy either the primary dwelling unit or the companion unit. The agreement 
shall include a stipulation that neither the primary unit nor companion unit shall be sold 
or conveyed separately. The City will provide the agreement to the County Recorder 
for recordation. · 

Employee Housing 

Employee housing is permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article I (Base Zones) subject to the regulations in Section 
141.0303(a). Employee housing maybe pennitted with a Neighborhood Use Permit or a 
Conditional Use Permit in the zones indicated with an "N" or a "C", respectively, in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the regulations in Section 
141.0303(b). 

(a) Limited Use Regulations 

( 1) Employee housing for 6 or fewer persons is permitted subject to the following 
regulations. 

(A) The employee housing shall be qualified for a permit to operate under Health and 
Safety Code Section 17030. 

(B) Employee housing is permitted for no more than 6 persons includingfamily 
members. 

(C) Employees and their families shall be housed within the single dwelling unit on the 
premises, or in a separate structure on the premises that is not a dwelling unit. 

(D) Off-street parking shall be provided at a rate of 1 space for every 2 employees. 

(2) Employee housing for 12 or fewer employees is permitted subject to the following 
regulations. 

(A) The employee housing shall be qualified for a permit to operate under Health and 
Safety Code Section 17030. 

(B) Employee housing is permitted for up to 12 employees, plus any family members . 

(C) Agricultural employees may be employed off-site. All other employees must be 
employed on the premises containing the employee housing. 
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(D) Only one structure for employee housing may be permitted on the premises. 

(E) The employee housing is permitted in a separate structure on the premises that is 
not a dwelling unit. 

(F) Off-street parking shall be provided at a rate of l space for every 2 employees. 

(b) Neighborhood Use Permit and Conditional Use Permit Regulations 

(1) Employee housing may be permitted for more than 12 employees, plus any family 
members. 

(2) A minimum lot size of 10 acres is required for employee housing for more than 12 
employees. 

(3) Agricultural employees may be employed off-site. All other employees must be 
employed on the premises containing the employee housing. 

(4) Only one structure for employee housing may be provided for every 10 acres of lot 
area. 

(5) The structure for employee housing is permitted in addition to a single dwelling unit on 
the same premises and is subject to all development regulations of the base zone. 

( 6) Off-street parking shall be provided at a rate of 1 space for every 2 employees. 

§ 141.0304 Fraternity Houses, Sorority Houses, and Student Dormitories 

Fraternity houses, sorority houses, and student dormitories are facilities that are designed or used 
as a residence for students enrolled at an institution of higher learning. Fraternity houses,. sorority 
houses, and student dormitories may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Fraternity houses, sorority houses, and student dormitories may be permitted only in the 
following locations: 

(1) Within an area specifically designated for these facilities by the applicable land use 
plan, or 

(2) Within a 1-mile radius of the boundary of a college or university campus, in any of the 
-following zones: RM-3-7, RM-3-8, RM-3-9, RM-4-10, and RM-4-11. 

(b) If the facility is not located on a college or university campus, off-street parking shall be 
provided as follows: 

( 1) At a rate of 1 parking space for each resident, or 

(2) Through a parking agreement between the college or university with which the facility 
is affiliated and the applicant, which will allow the applicant to use college or 
university parking facilities to meet the parking requirement. 

(c) A resident manager is required to live on the premises. 

• 

• 

• 
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(e) The frequency and duration of organized outdoor activities and social events shall be limited 
as needed to minimize adverse impacts on neighboring development. 

§ 141.0305 Garage, Yard, and Estate Sales 

§ 141.0306 

Garage, yard, and estate sales are permitted as a limited use in the zones indicated with an "L" in 
the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(a) Garage, yard, and estate sales are permitted only as an accessory use to a permitted dwelling 
unit. 

(b) The number of sales per premises shall not exceed three per year. 

(c) Each sale shall not exceed two consecutive calendar days. 

Guest Quarters 

Guest quarters are attached or detached accessory living quarters located on a lot with a single 
dwelling unit that do not provide complete, independent living facilities and do not have direct 
access to the primary dwelling unit. A guest quarters is solely for the use of the occupants of the 
primary dwelling unit or their guests or employees. Guest quarters may be permitted with a 
Neighborhood Use Permit in the zones indicated with an "N" in the Use Regulations Tables in 
Chapter 13, Article l (Base Zones) subject to the following regulations. 

(a) A primary dwelling unit must exist on the premises. Concurrent construction of the primary 
dwelling unit and the guest quarters is permitted. 

(b) No more than one guest quarters may be permitted on a premises. 

(c) Guest quarters may be attached to or detached from the primary dwelling unit on the 
premises. 

(d) The gross floor area of the guest quarters shall not exceed 20 percent of the maximum gross 
floor area for the premises that is permitted in the zone. 

(e) The gross floor area of the guest quarters shall be included in the floor area ratio 
calculation for the premises. 

(f) The guest quarters shall not contain a kitchen or facilities for the storage and preparation of 
food. 

(g) For guest quarters located above a garage or other accessory building, the maximum 
structure height for flat-roofed structures is 21 feet. For sloped-roofed structures with a roof 
pitch of at least 3:12 (3 vertical feet to 12 horizontal feet), the maximum structure height is 
30 feet. 

(h) For detached guest quarters, the maximum structure height is 15 feet without a chimney or 
flue, or 17 feet with a chimney or flue . 

(i) Decks and staircases of not more than 3 feet in height may encroach into required yards. 

Ch. Art. 
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G) Roof decks, including railings, shall not exceed the height limits in Section 141.0306(g) and 
(h). . 

(k) One 24-inch box tree shall be planted in the required front yard of the premises or in the 
abutting parkway. Existing trees may be used to satisfy this requirement. 

(1) Off-street parking and access for a premises containing a guest quarters shall be provided as 
follows: 

(1) Parking for the entire premises shall be brought into compliance with Chapter 14, 
Article 2, Division 5 (Parking Regulations). 

(2) Off-street parking required for guest quarters shall not be located in the area between 
the street wall and the front property line. 

(3) Access to the off-street parking from an unimproved alley is not permitted. 

(m) Occupancy of a premises containing guest quarters shall be subject to the following: 

(1) Quest quarters shall not be rented, leased, or sold as a separate dwelling unit. 

(2) Before a Building Permit is issued for guest quarters, the property owner shall submit a 
signed agreement with the City that specifies that the guest quarters shall not be used as, 
or converted to, a companion unit or any other dwelling unit. The agreement shall 
include a stipulation that neither the primary dwelling unit nor the guest quarters shall 
be sold or conveyed separately. The City will provide the agreement to the County 
Recorder for recordation. 

(3) The guest quarters shall be used solely by the occupants of the primary dwelling unit, 
their guests, or their employees. 

§ 141.0308 Home Occupations 

Home occupations are businesses conducted by residents on the premises of their homes. Home 
occupations are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 
Home occupations that do not comply with Section 141.03080) through (l) may be permitted with 
a Neighborhood Use Permit subject to Section 141.0308(m). 

(a) Home occupations are permitted only as accessory uses to a residential use. 

(b) Any products produced for sale must be manufactured by hand or grown on the premises. 

(c) The home occupation shall not result in the elimination or the reduction of required off-street 
parking. 

(d) Signs advertising the home occupation are not permitted. Other advertising shall not include 
the address of the premises. 

• 

• 

(e) Home occupations, except for horticultural uses permitted in Chapter 13, Article 1, Division 
3 (Agricultural Base Zones) and Division 4 (Residential Base Zones), shall be conducted 
within an enclosed strocture on the premises. • 

(f) Materials or products associated with the home occupation on the premises must be stored 



• 
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within an enclosed structure. 

(g) Indoor storage of materials or products associated with the home occupation shall not exceed 
. 1,000 cubic feet for the entire premises or any more restrictive limitations imposed by the 

Building and Housing Codes or the County Health Department. 

(h) The operation of the home occupation shall be consistent with permitted residential uses, 
shall not create any conditions that amount to a public nuisance, and shall not be detrimental 
to the residential neighborhood by causing increased noise, traffic, lighting, odor, or by 
violating any applicable ordinances or laws. 

(i) The resident of the premises shall not rent space to others in association with a home 
occupation. 

(j) Only a resident of the premises may engage in a home occupation on the premises. 
Nonresident partners, employees, or customers are not permitted on the premises. 

(k) All sales of products and the performance of all service or work that requires the presence of 
a partner, employee, or customer shall take place off the premises. 

(1) Only one vehicle for business-related purposes is permitted on the premises or on.any 
adjacent residentially zoned atea. This vehicle may not exceed a one-ton carrying capacity 
and may not be a tow-truck. 

(m) The following exceptions to the regulations in Section 141.0308(j), (k), and (I) may be 
permitted with a Neighborhood Use Permit: 

(1) Home offices may have one employee or partner on the premises during the hours 
between 8:00a.m. and 5:00p.m, Monday through Friday; 

(2) Home offices may have one customer on the premises at a time, by appointment only, 
between the hours of 8:00a.m and 5:00p.m., Monday through Friday; and 

(3) Home occupations may have more than one vehicle for business-related purposes. 

§ 141.0310 Housing for Senior Citizens 

Housing for senior citizens may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Housing for senior citizens shall meet the requirements of one of the following: 

(l) "Housing for older persons" as defined in 42 United States Code, Section 3607(c) of 
the Fair Housing Act Amendments of 1988 and 24 Code of Federal Regulations, 
paragraph 100.304; or 

(2) "Senior citizen housing development" as defined in Section 51.3 of the California 
Civil Code. 

(b) Housing for senior citizens may be permitted a density bonus of up to 50 percent over that 
permitted by the base zone. All bonus units built over the allowable density of the base zone 
must comply with Chapter 14, Article 3, Division 7 (Affordable Housing Density Bonus 
Regulations). Proposed developments that provide daily meals in a common cooking and 
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dining facility, and provide and maintain a common transportation service for residents, may 
be exempt from the affordability requirement of Chapter 14, Article 3, Division 7. · 

(c) Housing for senior citizens may be permitted only in locations that meet the following 
requirements: 

(1) Facilities shall be located in a topographically flat area with minimal grade separation 
between the facility and public transportation or other public services; 

(2) Facilities shall be located near a wide range of commercial, retail, professional, and 
social services patronized by senior citizens; 

(3) Facilities shall be located within two to three .blocks, or approximately 750 feet, of a 
major supermarket; and 

( 4) Facilities shall be located within two blocks, or approximately 600 feet, of a bus or 
transit stop. 

(d) Off-Street Parking Requirements 

(1) The base parking requirement is 1 parking space.per dwelling unit. 

(2) For facilities that provide daily meals in a common cooking and dining facility and that 
provide and maintain a common transportation service for residents, 0. 7 parking spaces 
per dwelling unit plus 1 parking space for each staff person, calculated based on staffing 
for the peak-hour shift, shall be provided. 

(3) Parking areas shall be lighted for the safety of tenants. Lighting shall be of a design that 
deters vandalism. The location, type, and size of the proposed lighting fixtures shall be 
specified on the permit application. 

(e) Facilities Requirements 

(1) All facilities shall provide laundry facilities that are adequately sized and located to 
serve the needs of residents. 

(2) Facilities of 14 dwelling units or more shall provide a recreation/social room. This 
room shall be at least 400 square feet in area unless it is located adjacent to a useable 
outdoor open space area. The room shall have toilet facilities available on the ground 
floor. 

(3) Facilities that have 2 or more stories and 20 or more dwelling units shall provide 
elevator service. 

(4) A plan indicating how the proposed facility could be converted to a nonsenior housing 
project and comply with the applicable parking requirements is required before 
approval of the permit. 

(5) Trash bins shall be conveniently located and shall be co:vered and screened. 

( 6) All facilities that do not have an on-site manager shall provide a posted phone number 
of the project owner or off-site manager for emergencies or maintenance problems. 

• 

• 

• 
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§ 141.0311 Live/Work Quarters 

Live/work quarters are studio spaces in buildings that were originally designed for industrial or 
commercial occupancy that have been converted to integrate living space into the work space. 
Live/work quarters are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The minimum floor area of a live/work quarters shall be 750 square feet. 

(b) A maximum of 33 percent of the floor area of each live/work quarters may be used or 
arranged for residential purposes such as sleeping, kitchen, bathroom, and closet area. 

(c) Each live/work quarters shall be separated by walls from other live/work quarters or other 
uses in the building. 

(d) Access to the live/work quarters shall be provided only from common access areas, halls, or 
corridors and shall not be from other live/work quarters or other uses in the building. 

(e) Access to each live/work quarters shall be clearly identified in order to provide for 
emergency services. 

(f) For proper security, all exterior doors that provide access to the live/work quarters shall 
remain locked at all times . 

(g) The live/work quarters may be occupied and used only by an artist, artisan or a similarly 
situated individual, or a family in which at least one member is an artist, artisan, or similarly 
situated individual. 

(h) Persons other than residents of the live/work quarters are not permitted to work in the 
live/work quarters. 

(i) Live/work quarters shall not be used for mercantile, classroom instructional use, storage of 
flammable liquids or hazardous materials, welding or any open-flame work, or offices or 
establishments with employees. 

§ 141.0312 Residential Care Facilities 

Residential care facilities provide in-house treatment or rehabilitation programs for residents on a 
24-hour basis. Residential care facilities include drug and alcohol rehabilitation and recovery 
facilities and residential and community care facilities as defined by the state or county. Housing 
for senior citizens, nursing homes, convalescent homes, work furlough and probationary 
residential facilities, and emergency shelters are not residential care facilities. 

Residential care facilities for 7 to 12 persons may be permitted with a Conditional Use Permit 
decided in accordance with Process Three, and residential care facilities for 13 or more persons 
may be permitted with a Conditional Use Permit decided in accordance with Process Four, in the 
zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to the following regulations. 

(a) Residential care facilities are not permitted in agricultural zones in the future urbanizing 
area. 

(b) Only one residential care facility may be permitted per lot or premises. 



~ Chapter 14: General Regulation~ Rev.l-10/31/97 

§ 141.0312 (c) 
Cont'd 

Residential care facilities are not permitted within 114 mile of another residential care • 
facility, measured from property line to property line in accordance with Section 113.0225. 

(d) 

(e) 

(f) 

(g) 

(h) 

(i) 

The facility shall provide at least 70 square feet of sleeping space for each resident, not 
inCluding closet or storage space, multipurpose rooms, bathrooms, dining rooms, and halls. 

Sleeping areas shall not be used as a public or general passageway to another room, bath, or 
toilet. 

The facility shall provide at least 5 square feet of living area per bed, not including sleeping 
space, dining, and kitchen areas. 

The facility shall provide at least 8 square feet of storage area (closet or drawers) per bed. 

The facility shall provide one full bathroom including sink, toilet, and shower or bathtub for 
every seven beds. 

The center shall provide at least one off-street parking space for each employee and one off
street parking space for every seven beds. Additional parking may be required by the 
decision maker. 

(j) Conversion of an existing garage or reduction in the amount of off-site parking to provide a 
residential care facility is not permitted. 

§ 141.0313 Transitional Housing Facilities 

Transitional housing facilities offer residential accommodations for a specified period of time, 
counseling services, and other support services to prepare families and individuals for 
independent living. 

Transitional housing for 7 to 12 persons may be permitted with a Conditional Use Permit decided 
in accordance with Process Three, and transitional housing for 13 or more persons may be 
permitted with a Conditional Use Permit decided in accordance with Process Four, in the zones 
indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to the following regulations. 

(a) Transitional housing is not permitted in agricultural zones in the future urbanizing area. 

(b) Only one transitional housing facility may be permitted per lot or premises. 

(c) Transitional housing is not permitted within 114 mile of another transitional housing facility, 
measured from property line to property line in accordance with·Sec.tion 113.0225. 

(d) The facility shall provide at least 70 square feet of sleeping space for each resident, not 
including closet or storage space, multipurpose rooms, bathrooms, dining rooms, and halls. 

(e) Sleeping areas shall not be used as a public or general passageway to another room, bath, or 
toilet. 

(f) The facility shall provide at least 5 square feet of living area per bed, not including sleeping 
space, dining areas, and kitchen areas. 

(g) The facilitY shall provide at least 8 square feet of storage area (closet or drawers) per bed. 

• 

• 
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(h) The facility shall provide one full bathroom including sink, toilet, and shower or bathtub for 
every seven beds. 

(i) The center shall provide at least one off-street parking space for each employee and one off
street parking space for every seven beds. Additional parking may be required by the 
decision maker. 

G) Conversion of an existing garage or reduction in the amount of off-street parking to provide 
a transitional housing facility is not permitted. 

§ 141.0314 Watchkeeper's Quarters 

Watchkeeper's quarters are permitted as a limited use in the zones indicated with an "L" in the 
Use Regulations Tables in Chapter 13, Article l (Base Zones) subject to the following 
regulations. 

(a) Watchkeeper's quarters are permitted only as an accessory use to a use allowed by the zone. 

(b) Watchkeeper's quarters are permitted only within a permanent structure. 

(c) Watchkeeper's quarters shall not exceed 1,200 square feet in gross floor area and shall be 
included in the .floor area ratio calculation for the premises. 

(d) Watchkeeper's quarters may include full living facilities, including a kitchen . 

(e) Except where associated with storage yards or mini-warehouses, watchkeeper's quarters shall 
be attached to the rear of the primary structure or, if detached, shall be located between the 
rear setback and the primary structure . 
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Article 1: Separately Regulated Use Regulations 

Division 4: Institutional Use Category-Separately Regulated Uses 

§ 141.0401 Airports 

Airports may be permitted with a Conditional Use Permit decided in accordance with Process 
Five in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) Airports are not permitted within floodplains located in agriculturally zoned areas of the 
Coastal Overlay Zone. 

(b) The applicant shall submit a master development plan for the facility, a public facilities 
program, a noise impact analysis, and a noise abatement plan to the decision maker for 
consideration before approval of the Conditional Use Permit. 

§ 141.0402 Botanical Gardens and Arboretums 

Botanical gardens and arboretums may be permitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The design of any structures shall incorporate a variety of architectural elements that help to 
diminish building bulk . 

(b) Structures and parking areas shall be located on the site away from surrounding development 
that is smaller in scale and less intense. 

(c) Irrigation and stormwater runoff shall be managed in a manner that protects surrounding 
development from harmful pollutants, including fertilizer and insecticide. 

(d) A water reclamation plan is required before approval of the permit. 

(e) Off-street parking shall be provided in accordance with Table 142.05F. 

§ 141.0403 Cemeteries, Mausoleums, and Crematories 

Cemeteries, mausoleums, and crematories may be permitted with a Conditional Use Permit 
decided in accordance with Process Four in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Cemeteries, mausoleums, and crematories are not permitted in agricultural zones in the 
future urbanizing area or within floodplains located in agriculturally zoned areas of the 
Coastal Overlay Zone. 

(b) Crematories are permitted only within cemeteries. 

(c) The design of the structures shall incorporate a variety ofarchitectural elements that help to 
diminish building bulk . 

(d) Structures and parking areas shall be located on the site away from surrounding development 
that is smaller in scale and less intense. 

Ch. Art. 
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(e) Irrigation and stormwater runoff shall be managed in a manner that protects surrounding 
development from. harmful pollutants, including fertilizer and insecticide. 

(f) A water reclamation plan is required before approvai of the permit 

(g) Off-street parking shall be significant to serve the facility without impacting adjacent or 
nearby property. 

§ 141.0404 Churches and Places of Religious Assembly 

Churches and places of religious assembly are permitted as a limited use. in the zones indicated 
with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to 
Section 141.0404(a). Churches and places of religious assembly that do not comply with Section 
141.0404(a) may be permitted with a Conditional Use Permit decided in accordance with Process 
Three subject to Section 141.0404(b ). Churches and places of religious assembly may also be 
permitted with a Conditional Use Permit decided in accordance with Process Three in the zones 
indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to Section 141.0404(b). 

(a) Limited Use Regulations 

(1) Churches and places of religious assembly are not permitted within the MHPA or in 
floodplains located in agriculturally zoned areas of the Coastal Overlay Zone. 

(2) Churches and places of religious assembly are permitted as a limited use in existing 
buildings only. 

(3) The gross floor area of the church or place of religious assembly shall not exceed 50 
percent of the maximum gross floor area permitted for the premises. 

( 4) The church or place of religious assembly shall not be the only use on the premises. 

(b) Conditional Use Permit Regulations 

(1) Churches and places of religious assembly are not permitted within the MHPA or in 
floodplains located in agriculturally zoned areas of the Coastal Overlay Zone. 

(2) The design of the structures sball incorporate a variety of architectural elements that 
help to diminish building bulk. 

(3) Structures shall be placed on the site so that larger or high-activity buildings are placed 
away from adjacent property with smaller structures and lower levels of activity. 

(4) Off-street parking shall be located away from adjacent residential property. 

(5) Conditions addressing the following issues may be imposed by the decision maker: 

(A) Limitations on the intensity of additional uses, such as schools and child care 
facilities, as well as the facilities housing these activities, to a level that is 
commensurate with the size of the site, the levels of intensity of surrounding 
development, and the capacity of streets serving the facility; and 

(B) Limitations on the number of on-premises fund-raising or social activities to a 
specific number of occurrences each year. 

• 

• 

• 
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§ 141.0405 Communication Antennas 

(a) This section regulates the following communication antennas. 

( 1) Minor telecommunication facilities: Antenna facilities used in wireless telephone 
services, paging systems, or similar services that meet the criteria in Section 
141.0405(c)(l) or (2). 

(2) Major telecommunication facilities: Antenna facilities that do not meet the criteria for 
minor telecommunication facilities in Section 141.0505(cX1) or (2). 

(3) Satellite antennas: Antennas capable of transmitting or receiving signals to or from a 
transmitter or a transmitter relay located in a planetary orbit. Satellite antennas include 
satellite earth stations, television-reception-only satellite antennas, and satellite 
microwave antennas. 

(b) Temporary facilities that provide services to public events and are limited to a one-time 
maximum duration of 90 calendar days are subject to the temporary use permit procedures in 
Chapter 12, Article 3, Division 4. 

(c) Minor Telecommunication Facilities 

Minor telecommunication facilities are permitted as a limited use in the zones indicated with 
an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations . 

(1) An antenna facility will be considered a minor telecommunication facility if the facility, 
including equipment and structures, is concealed from public view or integrated into 
the architecture or surrounding environment through architectural enhancement 
(enhancements that complement the scale, texture, color, and style), unique design 
solutions, or accessory use structures. 

(2) In an effort to encourage collocation and to recognize that some telecommunication 
facilities are minimally visible, the following shall be considered minor 
telecommunication facilities: · 

(A) Additions or modifications to telecommunication facilities that do not increase the 
area occupied by the antennas or the existing antenna enclosure by more than 100 
percent of the originally approved facility and do not increase the area occupied by 
an outdoor equipment unit more than 150 feet beyond the originally approved 
facility, if the additions and modifications are designed to minimize visibility. 

(B) Collocations on water storage tanks, electric transmission towers, and similarly 
scaled public utilities or facilities. 

(C) Panel-shaped antennas that are flush-mounted to an existing building facade on at 
least one edge, extend a maximum of 18 inches from the building facade at any 
edge, do not exceed the height of the building, and are designed to blend with the 
color and texture of the existing building. 

(D) Whip antennas if the number of antennas that are visible from the public right-of-
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way does not exceed six, if the antennas measure 4 inches or less in diameter, and 
if they have a mounting apparatus that is concealed from public view. 

(3) Minor telecommunication facilities are not permitted in the following locations: 

(A) On properties that are developed with a single dwelling unit; 

(B) On vacant lots zoned for single dwelling unit development; 

(C) On properties that have been designated as historical resources; 

(D) On properties that have been designated or mapped as containing sensitive 
resources; 

(E) On properties within the MHP A.; or 

(F) On properties that are leased for billboard use. 

( 4) The installation of a minor telecommunication facility shall not result in the elimination 
of required parking spaces. 

( 5) Minor telecommunication facilities that tenninate operation shall be removed by the 
operator within 90 calendar days of termination. 

(d) Major Telecommunication Facilities 

• 

Major telecommunication facilities may be permitted with a Conditional Use Permit decided • 
in accordance with Process Three in the zones indicated with a "C" in the.Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(1) Major telecommunication facilities are not permitted in the following locations: 

(A) On lots containing designated historical resources; 

(B) Within viewsheds of designated and recommended State Scenic Highways and 
City Scenic Routes; or · 

(C) Within Y2 mile of another major telecommunication facility, ~ess the proposed 
facility will be concealed from public view or integrated into the architecture or 
surrounding environment through architectural enhancement (enhancements that 
complement the scale, texture, color, and style), unique design solutions, and 
accessory use structures. 

(2) Major telecommunication facilities shall be designed to be minimally visible through 
the use of architecture, landscape architecture, and siting solutions. 

(3) Major telecommunication facilities shall use the smallest and least visually intrusive 
antennas and components that meet the requirements of the facility. 

(e) Satellite Antennas 

Satellite antennas are permitted as a limited use subject to Section 141.0405(d)(2), and may 
be permitted with a Neighborhood Use Pennit subject to Section 141.0405(d)(3), or with a 
Conditional Use Permit decided in accordance with Process Three subject to Section • 
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141. 0405( d)( 4 ). 

(1) Exemption. Satellite antennas that are 5 feet in diameter or smaller are permitted in all 
zones and are exempt from this section. 

(2) Limited Use Regulations. Satellite antennas that exceed 5 feet in diameter are 
permitted as a limited use in the zones indicated with an "L" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(A) Satellite antennas are not permitted within the MHPA. 

(B) Satellite antennas are not permitted on properties that have been designated as 
historical resources. 

(C) Satellite antennas shall not exceed 10 feet in diameter. 

(D) Ground-mounted satellite antennas shall not exceed 15 feet in structure height. 

(E) Ground-mounted satellite antennas shall not be located in the street yard, front 
yard, or street side yard of a premises. 

(F) Satellite antennas shall not be light-reflective. 

(G) Satellite antennas shall not have any sign copy on them nor shall they be 
illuminated . 

(H) Ground-, roof-, and pole-mounted satellite antennas shall be screened by fencing, 
buildings, or parapets that appear to be an integral part of the building, or by 
landscapingso that not more than 25 percent of the antenna height is visible from 
the grade level of adjacent property and adjacent public rights-of-way. 

(3) Neighborhood Use Permit Regulations. Proposed satellite antennas that do not comply 
with Section 141.0405(b)(2) may be permitted with a Neighborhood Use Permit subject 
to the following regulations. 

(A) Satellite antennas are not permitted within the MHPA. 

(B) Satellite antennas are not permitted on properties that have been designated as 
historical resources. 

(C) Satellite antennas shall not exceed 10 feet in diameter. 

(D) Satellite antennas shall not be light-reflective. 

(E) Satellite antennas shall not have any sign copy on them nor shall they be 
illuminated. 

(F) The visual impacts of the antenna to adjacent properties and adjacent public rights
of-way shall be minimized by the positioning of the antenna on the site and the use 
of landscape or other screening . 

( 4) Conditional Use Permit Regulations. Proposed satellite antennas that exceed 10 feet in 
diameter may be permitted with a Conditional Use Permit decided in accordance with 
Process Three subject to the following regulations. 

Ch. Art. Div. 
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(A) Satellite antennas are not permitted within the MHPA. 

(B) Satellite antennas are not permitted on properties that have been designated as 
historical resources. 

(C) The visual impacts of the antenna to adjacent properties and adjacent public rights
of-way shall be minimized by the positioning of the antenna on the site and the use 
of landscaping or other screening. 

§ 141.0406 Correctional Placement Centers 

Correctional placement centers may be permitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Correctional placement centers are not permitted in any of the following locations: 

(1) Within the beach impact area of the Parking Impact Overlay Zone; 

(2) Within 114 mile of any type of residential care facility, social service institution, welfare 
institution, or similar type of facility, measured from property line to property line iil 
accordance with Section 113.0225; 

(3) Within 1 mile of another correctional placement center, measured from property line to 
property line in accordance with Section 113.0225; 

• 

(4) Within 1,000 feet of a school, library, public park, or recreation area, measured from • 
property line to property line in accordance with Section 113.0225; or 

Ch. Art. 
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(5) Within 600 feet of a property zoned for residential development, measured from 
property line to property line in accordance with Section 113.0225. 

(b) The center shall provide a minimum of 60 square feet of sleeping space per bed, not 
including closet space, storage space, multipurpose rooms, bathrooms, dining rooms, and 
balls. There shall be no more than 64 beds per sleeping space. 

(c) The center shall provide a minimum of 10 square feet of multi-purpose space per bed, not 
including sleeping space and kitchen areas, for games and activities, dining, visiting, 
television lounge, meetings, and quiet space for study, counseling and reading. This space 
shall be designed so that several activities can occur simultaneously without conflict. 

(d) The center shall provide a minimum of 8 cubic feet of closet and drawer space for clothing 
and personal belongings per bed. The required closet and drawer space may consist of 
portable or permanent fixtures and shall be located in the sleeping space. 

(e) The center shall provide a minimum of 15 square feet of dining area for each resident, not 
including ldtchen areas and sleeping space. Centers may have food prepared off the 
premises if the preparation source meets all applicable requirements for commercial food 
service. The center shall provide adequate equipment and staff to receive and serve the food 
and clean up. The center shall provide and maintain adequate equipment for in-house 
preparation~ storage, and service of food in case the residents elect to do so. For centers that 
have food prepared on the premises, the preparation source shall meet all applicable 
requirements for commercial food services and shall have equipment and staff necessary to 
receive, store, serve, and prepare meals and to clean up. • 
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(f) The center shall provide at least one toilet and wash basin for every eight beds. At least one 
shower or bathtub shall be provided for every 12 beds. The center shall provide for 
individual privacy in all toilet, shower, and bath areas. 

(g) The center shall make laundry facilities available to all residents. The center shall provide at 
least one operable washer and dryer for every 16 beds, or the center may be serviced by a 
commercial laundry. The space used for laundry purposes shall not be part of an area used 
for storage of anything other thari clean linens and other supplies normally associated with 
laundry activities. 

(h) Centers that have 99 or fewer residents shall provide an exercise area of at least 900 square 
feet, not including required yards and required landscape areas. Centers that have 100 or 
more residents shall have an exercise area of at least 2,400 square feet, not including 
required yards and required landscape areas. If an outdoor exercise area is provided, it shall 
be easily accessible to residents, protected from traffic, and screened by solid fencing from 
the public right-of-way. 

(i) The center shall provide the following number of off-street parking spaces: 

(I) At least one parking space per staff person assigned to the shift that has the greatest 
number of staff persons; and 

(2) For centers confming up to 24 persons, at least one parking space for every four beds or 
for centers confining 25 or more persons, at least one parking space for every seven 
beds . 

G) At least two uniformed custodial guards or monitors who are CPR -qualified shall be on duty 
at the center at all times. 

(k) Centers confining 25 or more persons shall provide at least one additional uniformed 
custodial guard or monitor for each 64 beds, or portion thereof, to be on duty between the 
hours of 4:00p.m and 8:00 a.m. during the week and during all hours on the weekend. 

(l) The center shall maintain a list of all residents accommodated during the past 6 months and 
shall provide their sentence/offense analysis available upon request. 

(m) The center shall maintain records of all vehicles being driven by residents of the facility and 
shall provide the records upon request. 

(n) All personnel shall be trained in accordance with selection and training requirements adopted 
by the Board of Corrections as set forth in the California Code of Regulations, Subchapter 1 
(commencing with Section 100) of Chapter 1 ofDivision 1 of Title 15 and all other 
requirements outlined in Title 15. A Certificate of Compliance issued by an institute 
accredited by the State Board of Corrections shall be submitted to the City Manager. 

( o) Adult offenders housed in correctional placement centers shall be regularly employed, 
regularly attending job training, or regularly attending a learning institution. The sentencing 
judge may determine that other similar circumstances qualify an offender for housing in a 
correctional placement center. 

(p) No person convicted of any of the offenses listed in Table 141-04A, which are defined in the 
California Penal Code, may be ordered by any court into a City of San Diego Correctional 
Placement Center. This prohibition shall apply if the court order is a direct sentence or the 
placement is a condition of probation, regardless of whether the offense is a felony or 
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misdemeanor. The Correctional Placement Center shall not accept or lodge any such person 
improperly placed by a court. 

Offenses 

Murder 

Vehicular manslaughter 

Voluntary manslaughter 

Mayhem 

Kidnaping 

Table 141-G4A 
Excludable Offenses 

Robbery (including bank robbery) 

Assault with intent to rape or rob 

Assault with a deadly weapon on a peace officer 

Rape 

Forcible sodomy 

Lewd act on a child 

Forcible oral copulation 

Forcible penetration by foreign object 

Arson 

Grand theft using a firearm 

Assault by a life prisoner on a non-inmate 

Assault with a deadly weapon by an inmate 

Holding of a hostage by a prisoner 

Personal use of a deadly weapon 

Personal use of a firearm 

Personal infliction of great bodily injury 

Exploding a destructive device with intent to injure 

Exploding a destructive device with intent to murder 

Exploding a destructive device with intent to cause mayhem or great bodily injury 

Selling and/or furnishing drugs to a minor 

Sale or possession for sale of a controlled substance 

Any felOny punishable by death or life imprisonment 

An attempt to commit any of the crimes listed, except assaults 

Any sex offense, either a misdemeanor or a felony, wherein the victim is a child under the age of 18, 
including all offenses registerable as sex offenses under California Penal Code section 290, and also · 
offenses invoMng child pornography as described in California Penal Code sections 311 through 312.3 

Any person convicted of a crime whom the sentencing judge deems unacceptable for community access 

Any person sentenced for a federal crime that is similar in nature or type, to any of the crimes fisted. 

• 

• 

• 
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§ 141.0407 Educational Facilities-Schools for Kindergarten to Grade 12 and 
Colleges/Universities 

Educational facilities may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) Permanent development associated with educational facilities is not permitted in agricultural 
zones in the future urbanizing area or within floodplains located in agriculturally zoned areas 
of the Coastal Overlay Zone. 

(b) The applicant shall provide a master development plan that includes the following; 

(1) The student capacity of the campus; 

(2) The size, number, and location of all proposed facilities; 

(3) The pedestrian and traffic circulation systems proposed for the site; 

( 4) A transportation and parking development program; and 

( 5) A development phasing schedule. 

(c) The design of the structures shall incorporate architectural elements that help to diminish 
building bulk. 

(d) Larger structures, areas with high levels of activity, and parking areas shall be located on the 
site away from surrounding development that is smaller in scale or less intense. 

(e) Access to colleges and universities shall be as direct as possible fromjreeways and primary 
arterials and shall avoid residential streets. 

(f) Off-street parking requirements for kindergarten through grade 12 are provided in Table 
142-0SF. Off-street parking for colleges and universities shall be provided to adequately 
serve the facility without causing parking impacts on surrounding property. 

§ 141.0408 Energy Generation and Distribution Stations 

Energy generation and distribution stations may be permitted with a Conditional Use Permit 
decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Activities involving aerial transmissions are not permitted. 

(b) All mechanical equipment and all storage areas shall be located within an enclosed building. 

(c) The design of the structures shall incorporate architectural elements that help to minimize 
conflicts in scale with surrounding development. 

(d) Service areas and parking areas shall be buffered from adjacent development that is not of a 

Ch. Art. 
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similar nature. 

(e) Fences, walls, trees and other forms oflandscaping shall be used to minimize visibility of 
structures from adjacent public rights-of way or adjacent residential development. 

§ 141.0409 Exhibit Halls and Convention Facilities 

Exhibit halls and convention facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Exhibit halls and convention facilities are not permitted within floodplains located in 
agriculturally zoned areas of the Coastal Overlay Zone. 

(b) The proximity and capacity of freeways, primary arterials, and major streets will be used to 
determine the appropriate size and intensity of the proposed facility. 

(c) Off-street parking shall be provided in accordance with Table 142-0SF. 

§ 141.0410 Flood Control Facilities 

Flood control facilities are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Flood control facilities are permitted only for essential public projects where it has been 
determined that there is no feasible, less environmentally damaging location or alternative . 

(b) Flood control facilities are permitted only when mitigation measures have been provided to 
minimize adverse environmental effects. 

(c) Any encroachment or disturbance to environmentally sensitive lands is subject to Chapter 
14, Article 3, Division 1 (Environmentally Sensitive Lands). 

§ 141.0411 Historical Buildings Occupied by Uses Not Otherwise Allowed 

Historical buildings occupied by uses not otherwise allowed may be permitted with a Conditional 
Use Permit decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) In the future urbanizing area, a Conditional Use Permit shall not be approved for historical 
buildings occupied by uses not otherwise allowed. 

(b) The building must be designated as a historical resource by the City of San Diego Historical 
Resources Board before approval of the Conditional Use Permit. 

(c) The use of the building shall be compatible with the uses in the surrounding area or shall be 
consistent with the purpose for which the building was originally designed. 

(d) The site shall be maintained in, or restored to, its original or historical appearance, in 
accordance with Chapter 14, Article 3, Division 2 (Historical Resources Regulations). 

• 

• 

(e) Any facilities that are constructed as part of the new use shall be designed to be similar in • 
scale and style with the historical use, in accordance with Chapter 14, Article 3, Division 2 
(Historical Resources Regulations). 
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(f) Hours of operation shall be limited to conform to hours of normal activity in the 
neighborhood. 

(g) The decision maker may waive or modifY the base zone regulations for maximum floor area 
ratio. 

(h) The decision maker may waive or modifY the requirements for off-street parking and 
landscaping. The applicant may be required to preserve existing mature landscaping. 

§ 141.0412 Homeless Facilities 

(a) This section regulates the following homeless facilities. 

( 1) Congregate meal facilities: Any facility that provides scheduled meals on a daily basis 
for individuals or families who are homeless or low income or very low income, as 
defined in Section 113.0103. 

(2) Emergency shelters: Any facility that provides sleeping accommodations and restroom 
facilities to homeless persons for less than a 24-hour stay. 

(3) Homeless day centers: Any facility that provides basic services, including personal 
hygiene, information and referral, employment, mail, and telephone services, during 
daylight hours to homeless persons. 

(b) Congregate Meal Facilities 

Congregate meal facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(1) No more than one congregate meal facility may be permitted within 114 mile of an 
emergency shelter, a homeless day center, or another congregate meal facility, measured 
from property line to property line in accordance with Section 113.0225. 

(2) Overnight accommodations are not permitted. 

(3) Drive-up or drive-through service is not permitted. 

( 4) Live entertainment is not permitted. 

( 5) Distribution or consumption of alcoholic beverages on the premises is not permitted. 

( 6) The facility shall provide a waiting area for clients to prevent queuing into the public 
right-of-way. The size of the waiting area shall be at least 5 square feet per client, based 
on the maximum number of clients the facility can accommodate according to Fire 
Department standards. Any outdoor waiting area shall be physically separated from the 
public right-of-way. 

(7) The facility shall provide off-street parking at a rate of 1 space per full-time-equivalent 
employee, calculated at 8 hours of working time per employee per 24-hour period . 

(8) Hours of operation shall be limited to the hours between 6:00a.m. and 10:00 p.m. 

(9) All activities associated with the facility, including the serving of food and beverages, 

Ch. M. 
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shall occur within an enclosed building. 

(1 0). The applicant shall submit the following materials to the decision maker for 
consideration: 

(A) A communications plan that describes how the provider will communicate with 
local community, neighborhood, and business organizations, and with adjacent 
neighbors on a regular basis, and how community issues or concerns will be 
addressed; 

(B) A plan to minimize loitering in the vicinity of the facility; and 

(C) A litter control plan to provide for the removal of litter in the vicinity of the facility 
on a regular basis. 

(c) Emergency Shelters 

Emergency shelters may be permitted with a Conditional Use Permit decided in accordance 
with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(1) Emergency shelters are not permitted in the future urbanizing area. 

(2) Emergency shelters are not permitted within 114 mile of another emergency shelter or a 
residential care facility, measured from property line to property line in accordance with 
Section 113.0225. 

(3) Emergency shelters shall provide at least 35 square feet of sleeping area per bed. 

( 4) Emergency shelters shall provide a waiting area of at least 10 square feet per bed to 
accommodate clients and to prevent queuing into the public right-of-way. Any outdoor 
waiting area shall be physically separated from the public right-of-way. 

(5) Emergency shelters shall provide at least 1 toilet for every 15 beds. 

(6) Emergency shelters shall provide off-street parking at a rate of at least 1 space for each 
full-time-equivalent employee, calculated at 8 hours of working time per employee per 
24-hour period. 

(7) Hours of operation shall be limited to the hours between 6:00p.m. and 8:00 a.m. 

(8) Emergency shelters shall provide on-site supervision at all times. At least one full-time
equivalent employee shall be provided for every 20 beds. 

(9) Living, dining, and kitchen areas shall be physically separated from sleeping areas. The 
shelter shall provide telephone services separate from the office phone in order to 
provide privacy. 

(1 0) The applicant shall submit the following materials to the decision maker for 
consideration: 

(A) A communications plan that describes how the provider will communicate with 
local community, neighborhood, and business organizations, and with adjacent 
neighbors on a regular basis, and how community issues or concerns will be 

• 
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• 
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addressed; 

(B) A loitering control plan to minimize the congregation of overnight residents during 
daylight hours in the vicinity of the shelter; and 

(C) A litter control plan to provide for the removal oflitter in the vicinity of the shelter 
on a regular basis. 

(d) Homeless Day Centers 

Homeless day centers may be permitted with a Conditional Use Permit decided in 
accordan.ce with Process Four in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(1) No more than one homeless day center may be permitted within 114 mile of an 
emergency shelter, a congregate meal facility, or another homeless day center, measured 
from property line to property line in accordance with Section 113.0225. 

(2) Overnight accommodations and meals for transients are not permitted. 

(3) The center shall provide off-street parking at a rate of at least 1 space per full-time
equivalent employee, calculated at 8 hours of working time per employee per 24-hour 
period. 

( 4) Hours of operation shall be limited to 6:00 a.m. to 6:00p.m. 

( 5) The center shall provide on-site supervision at all times. At least one staff member shall 
be located on the premises 24 hours per day. 

( 6) The applicant shall submit the full owing materials to the decision maker for 
consideration: 

(A) A communications plan that describes how the provider will communicate with 
local community, neighborhood, and business organizations, and with adjacent 
neighbors on a regular basis, and how community issues or concerns will be 
addressed; 

(B) A plan to minimize loitering in the vicinity of the facility; and 

(C) A litter control plan to provide for the removal of litter in the vicinity of the facility 
on a regular basis. 

§ 141.0413 Hospitals, Intermediate Care Facilities, and Nursing Facilities 

Hospitals, intermediate care facilities, and nursing facilities may be permitted with a Process Four 
Conditional Use Permit in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) These facilities are not permitted in agricultural zones in the future urbanizing area or within 
floodplains located in agriculturally zoned areas of the Coastal Overlay Zone . 

(b) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 
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(c) The location oflarger structures, areas of high activity, and parking areas shall be planned to 
minimize impacts to surrounding development that is smaller is scale and less intense. 

(d) Access to the site shall be as direct as possible from freeways, primary arterials, and major 
streets and shall avoid residential streets. 

(e) Off-street parking shall be provided in accordance with Table 142-0SF. 

(f) All storage, service, and repair areas shall be located on the premises or screened so that they 
are not visible from adjacent development and public rights-of-way. 

§ 141.0414 Interpretive Centers 

Interpretive centers are structures or facilities designed to inform and educate the public about the 
surrounding environment. 

Interpretive centers may be permitted with a Conditional Use Permit decided in accordance with 
Process Four in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) Interpretive centers are not permitted in agricultural zones in the future urbanizing area or 
within floodplains located in agriculturally zoned areas of the Coastal Overlay Zone. 

(b) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 

• 

(c) The location of larger structures, areas of high activity, and parking areas shall be planned to • 
minimize impacts to surrounding development that is smaller is scale and less intense. 

(d) Off-street parking shall be provided in accordance with Table 142-0SF. 

§ 141.0415 Museums 

Museums may be permitted with a Conditional Use Permit decided in accordance with Process 
Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 

(b) The location of larger structures, areas of high activity, and parking areas shall be planned to 
minimize impacts to surrounding development that is smaller is scale and less intense. 

(c) Off-street parking shall be provided in accordance with Table 142-0SF. 

§ 141.0416 Major Transmission, Relay, or Communication Switching Systems 

These facilities may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 

. Article 1 (Base Zones) subject to the following regulations. 

(a) The structures shall be located on the site so that visibility from adjacent public rights-of- • 
way or adjacent residential development is minimized. 
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(b) Fences, walls, trees and other forms of landscaping shall be used to screen structures from 
adjacent public rights-of-way or adjacent residential development. 

Social Service Institutions 

Social Service Institutions may be permitted with a Conditional Use Permit decided in accordance 
with Process Four in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 

(b) The location oflarger structures, areas of high activity, and parking areas shall be planned to 
minimize impacts to surrounding development that is smaller in scale and less intense. 

(c) Off-street parking shall be sufficient to serve the facility without impacting adjacent or 
nearby property . 



• 
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Article 1 : Separately Regulated Use Regulations 

Division 5: Retail Sales Use Category-Separately Regulated Uses 

§ 141.0501 Agriculture-Related Supplies and Equipment 

§ 141.0502 

Agricultural-related supplies and equipment may be permitted with a Conditional Use Permit 
decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The location, number, and intensity of other nonagricultural establishments located in the 
vicinity will be evaluated to determine the appropriate size and intensity of the proposed 
establishment. 

(b) The proximity and capacity of .freeways, primary arterials, and major streets will be 
evaluated to determine the appropriate size and intensity of the proposed establishment. 

(c) Off-street parking shall be sufficient to serve the facility and limit adverse impacts to 
adjacent or nearby property. 

Alcoholic Beverage Outlets 

Any establishment for which a Type 20 Beer and Wine License or a Type 21 General Liquor 
License has been obtained from, or for which an application has been submitted to, the California 
Department of Beverage Control for permission to sell alcoholic beverages for off-site 
consumption shall be regulated as an alcoholic beverage outlet subject to this section. 

Alcoholic beverage outlets are permitted as a limited use in the zones indicated with an "L" in the 
Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the regulations in 
Section 141.0502(b). Proposals for alcoholic beverage outlets that do not comply with the 
regulations in Section 141.0502(b) may be permitted with a Conditional Use Permit decided in 
accordance with Process Three subject to the regulations in Section 141.0502(c). 

(a) Exemptions. The following alcoholic beverage outlets and areas are exempt from the 
provisions of this section: 

(1) Hotels, motels, or any other lodging establishments where the area devoted to the sale of 
alcoholic beverages for off-site consumption does not exceed 10 percent of the gross 
floor area of the entire premises; 

(2) Establishments of more than 15,000 square feet of gross floor area, provided the area 
devoted to alcohol sales does not exceed 10 percent of the gross floor area of the entire 
premises; 

(3) Alcoholic beverage establishments within the Gaslamp Quarter Planned District and the 
Centre City Planned District; and 

(4) Alcoholic beverage outlets that were in existence on December 20, 1995, if the outlet 
retains the same type of retail liquor license within a license classification and is in 
continuous operation without substantial change in the mode or character of operation . 

(A) For the purposes of Section 141.0502(a)(4), a break in "continuous operation" does 
not include the suspension of business due to extraordinary circumstances beyond 
the control of the licensee or a closure for more than 180 calendar days during the 

Ch. !Jt. Oiv. 
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diligent pursuit of building repairs or remodeling of the premises undertaken under 
the authority of~ valid Building Permit. 

(B) For the pwposes of Section 141.0502(a)( 4), "substantial change in mode or 
character of operation" includes any of the following: 

(i) Closure, abandonment, discontinuance, or suspension of the outlet for more 
than 180 consecutive calendar days during which the premises are not 
continually maintained and secured; 

(ii) Alteration of the premises that would result in an increase of more than 10 
percent of the existing gross floor area of all structures on the premises; 

(iii) Revocation or suspension of the license issued by the State of California 
Department of Alcoholic Beverage Control (ABC) for a period of more than 
30 calendar days for any reason; or 

(iv) Conviction of the owner, operator, or the ABC licensee for violations of 
California Health and Safety Code Sections 11350, 11351, 11352, 11550 and 
11364.7 when the conviction relates to the premises or the operation of the 
establishment. 

(b) Limited Use Regulations. Alcoholic beverage outlets are permitted as a limited use subject 
to the following regulations. 

(1) Alcoholic beverage outlets are not permitted in any of the following locations: 

(A) Within a census tract, or within 600 feet of a census tract, where the general crime 
rate exceeds the citywide average general crime rate by more than 20 percent; 

(B) Within a census tract, or within 600 feet of a census tract, where the ratio of 
alcohol beverage outlets exceeds the standards established by California Business 
and Professional Code section 23958.4; 

(C) In an adopted Redevelopment Project Area; 

(D) Within 600 feet of a public or private accredited school, a public park, a 
playground or recreational area, a church except those established in accordance 
with Section 141.0404(a), a hospital, or a San Diego County welfare district office; 
and 

(E) Within 100 feet of a residentially zoned property. 

(2) For the purposes of Section 141.0502(b)(l), the separation distance shall be measured 
from property line to property line in accordance with Section 113.0225. A separation 
distance less than that required in Section 141.0502(b )(1) may be approved by the City 
Manager due to the existence of natural or built barriers such as topography,freeways, 
flood control channels, rivers, or similar divisive features if no direct access is available 
within the measurement area. 

(3) Pool or billiard tables, foosball or pinball games, arcade style video and electronic 
games, or coin-operated amusement devices are not permitted on the premises with an 
alcoholic beverage outlet. 

!14!1is-
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( 4) Exterior public pay phones that permit incoming calls are not permitted on the premises, 
adjacent public sidewalks, or areas under the control of the owner or operator. 

(5) The owner or operator shall provide illumination, at a minimum level of 0.4 footcandles 
per square foot, on the exterior of the alcoholic beverage outlet, including adjacent 
public sidewalks and areas under the control of the owner or operator. The illumination 
shall be in operation during all hours of darkness while the outlet is open for business so 
that persons standing on or near the premises at night are identifiable by law 
enforcement personnel. The required illumination shall be shielded and directed so that 
it does not shine on adjacent properties. 

( 6) The sign area pertaining to or referencing alcoholic sales or beverages shall not exceed 
630 square inches. 

(7) A maximum of 33 percent of the square footage of the windows and doors of the 
premises may bear advertising or signs of any sort, and all advertising and signs shall be 
placed and maintained in a manner that ensures that law enforcement personnel have a 
clear and unobstructed view of the interior of the outlet. 

(8) The owner or operator of the alcoholic beverage outlet shall post a prominent, 
permanent sign or signs stating, ''No loitering, consumption of alcoholic beverages, or 
open alcoholic beverage containers are allowed inside the premises, in the parking area, 
or on the public sidewalks adjacent to the premises." 

(9) The owner or operator shall list a business address and telephone number in· the Pacific 
BelliSan Diego telephone directory or other similarly distributed directory . 

(1 0) The owner or operator shall provide trash receptacles, conveniently located for use by 
patrons, inside and outside the alcoholic beverage outlet, including adjacent public 
sidewalks and areas under the control of the owner or operator. At least one 13-gallon 
trash receptacle shall be located inside the premises. At least one 32-gallon trash 
receptacle shall be located outside the alcoholic beverage outlet, and at least one 
additional 32-gallon trash receptacle shall be located in the parking areas under the 
control of the owner or operator. 

(11) The owner or operator shall maintain the premises, adjacent public sidewalks, and areas 
under the control of the owner or operator, ftee of litter and graffiti at all times. The 
owner or operator shall provide for daily removal of trash, litter, and debris. The owner 
or operator shall eliminate graffiti within 48 hours of application. 

(12) Off-street parking shall be provided in accordance with the requirements for retail sales 
uses in Table 142.05D. 

(c) Conditional Use Permit Regulations. Proposed alcoholic beverage outlets that do not 
comply with the regulations in Section 141.0502(b) may be permitted with a Conditional 
Use Permit decided in accordance with Process Three subject to the following regulations. 

(1) The San Diego Police Department shall provide the City Manager with a 
recommendation on the proposed use and location of the alcoholic beverage outlet. The 
City Manager will provide the applicant with a copy the Police Department 
recommendation at least 7 calendar days before the date of the public hearing. The 
decision maker will review and consider the Police Department recommendation before 
making a decision on the application. 

Ch. Art. Div . 
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(2) The decision maker may request that the State of California Department of Alcoholic · 
Beverage Control impose restrictions on any alcohol sales license to be issued or 
renewed by the state. The decision maker's request shall be based on an evaluation of 
conditions in the area of the proposed alcoholic beverage outlet, including the 
concentration of alcoholic beverage outlets, high crime rates, or any other conditions in 
the area that would be aggravated by the sale of alcoholic beverages. 

(3) Off-street parking shall be provided in accordance with the requirements for retail sales 
uses in Table 142.05D. 

( 4) Conditions addressing the following issues may be imposed by the decision maker: 

(A) Entertainment uses or activities or amusement devices on the premises; 

(B) Separation, monitoring, or design of the area devoted to alcoholic beverage sales; 

(C) Hours of operation; 

(D) Security measures; and 

(E) Lighting, litter, graffiti or nuisance abatement, or any other special requirements 
for the premises. 

(5) The owner or operator shall post a copy of the Conditional Use Permit conditions in the 
licensed premises in a place where they may be readily viewed by any member of the 
general public or any member of a government agency. 

(6) The Conditional Use Permit shall include a date on which the permit will expire and 
become void. This date shall not be less than 10 years ftom the approval date of the 
Conditional Use Permit 

(7) An applicant may request that the expiration date be extended in accordance with the 
following provisions. 

(A) An application for an extension shall be filed before the expiration of the approved 
Conditional Use Permit 

(B) An application for an extension shall be considered in accordance with Process 
Two if there is no record in the City of San Diego Police Department or other 
department or with any other governmental agency of any violations of the State of 
California Department of Alcoholic Beverage Control rules, regulations, and 
orders or of any violation of city, county, state or federal law, code, regulation or 
policy related to prostitution, drug activity or other criminal activity on the 
premises. 

(C) An application for an extension shall be considered in accordance with Process 
Three if there is a record of violations as described in Section 141.0502( c )(7)(B). 

(D) Prior violations of any conditions contained in an approved Conditional Use 
Permit shall constitute grounds for denying an application for an extension. 

• 

• 

• 
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§ 141.0503 Plant Nurseries 

Plant nurseries may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) The location, number, and intensity of other nonagricultural establishments located in the 
vicinity will be evaluated to determine the appropriate size and intensity of the proposed 
establishment. 

(b) The proximity and capacity of freeways, primary arterials, and major streets will be 
evaluated to determine the appropriate size and intensity of the proposed establishment. 

(c) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

§ 141.0504 Swap Meets and Other Large Outdoor Retail Facilities 

Swap meets and other large outdoor retail facilities may be permitted with a Conditional Use 
Permit decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Swap meets and other large outdoor retail facilities are not permitted in agricultural zones in 
the future urbanizing area or within floodplains located in agriculturally zoned areas of the 
Coastal Overlay Zone. 

(b) Access to these facilities shall be as direct as possible fromfreeways and shall avoid 
residential streets. 

(c) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. · 

(d) Hours of operation shall be limited so that neighboring development is not disturbed by noise 
and lights. 

(e) A litter control plan shall be implemented to keep the facility and adjacent property litter
free. 

(f) All storage, service, and repair areas shall be located on the site and screened so that they are 
not visible from public rights-of-way or from nearby residential development . 

Ch. Art Div. 
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Article 1 : Separately Regulated Use Regulations 

Division 6: Commercial Services Use category-Separately Regulated Uses 

§ 141.0601 Adult Entertainment Establishments 

(a) This section regulates the following adult entertainment establishments. 

(1) Adult body painting studios: Any establishment or business that provides the service of 
applying paint or other substance, whether transparent or nontransparent, to or on a 
human body whether the body is wholly or partially nude in terms of specified 
anatomical areas. 

(2) Adult bookstores: Any establishment that devotes more than 15 percent of the total 
display, shelf, rack, table, stand, or .floor used for the display of books and periodicals to 
the display and sale of books, magazines, periodicals or other printed matter, or 
photographs, films, motion pictures, video cassettes, slides, tapes, records, or other 
forms of visual or audio representations that are characterized by an emphasis upon 
depicting or describing specified sexual activities or specified anatomical areas or 
instruments, devices, or paraphernalia that are designed for use in connection with 
specified sexual activities. An adult bookstore does not include an establishment that 
sells books or periodicals as an incidental or accessory part of its principal stock-in
trade. 

(3) Adult cabarets: Any nightclub, bar, restaurant, or similar establishment that features 
live performances or features films, motion pictures, video cassettes, slides, or other 
photographic reproductions that are distinguished or characterized by an emphasis on 
depicting or describing specified sexual activities or by exposure of specified 
anatomical areas on more than 7 calendar days within any 56-consecutive-day period. 

( 4) Adult drive-in theaters: Any premises and appurtenant facilities that are primarily used 
for the presentation of motion pictures, films, theatrical productions, or other forms of 
visual productions to persons in motor vehicles or on outdoor seats, where the material 
being presented is distinguished or characterized by an emphasis on matter depicting, 
describing, or relating to specified sexual activities or specified anatomical areas for 
observation by patrons on more than 7 calendar days within any 56-consecutive-day 
period. 

(5) Adult massage establishments: Any establishment where massage, alcohol rub, 
fomentation, electric or magnetic treatment, or similar treatment or manipulation of the 
human body is administered, unless the treatment or manipulation is administered by a 
medical practitioner, chiropractor, acupuncturist, physical therapist, or similar 
professional person licensed by the State of California Adult massage establishments 
do not include athletic clubs, health clubs, schools, gymnasiums, reducing salons, spas, 
or similar establishments where massage or similar manipulation of the human body is 
offered as an incidental or accessory service. Adult entertainment establishment do not 
include massage establishments that provide only specialized massage services that are 
operated in accordance with Section 141.0613. 

(6) Adult mini-motion picture theaters: Any establishment with a seating capacity of more 
than 5 but less than 50 persons where films, motion pictures, video cassettes, slides, or 
similar photographic reproductions are regularly shown and where the material shown is 
distinguished or characterized by an emphasis upon depicting or describing specified 
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sexual activities or specified anatomical areas for observation by patrons on more than 
. 7 calendar days within any 56-consecutivfHiay period. 

(7) Adult model studios: Any establishment open to the public where figure models who 
display specified anatomical areas are provided to be observed, sketched, drawn, 
painted, sculptured, photographed, or similarly depicted by persons other than the 
proprietor and who pay a consideration or gratuity. Adult model studios do not include 
any school of art that is operated by an individual, firm, association, partnership, 
corporation, or institution that is authorized under the California Education Code to 
issue or confer a diploma. 

(8) Adult motels: Any motel or similar establishment offering public accommodations that 
provides patrons with closed-circuit television transmissions, films, motion pictures, 
video cassettes, slides, or other photographic reproductions on more than 7 calendar 
days within any 56-consecutive.cJay period where the material is distinguished or 
characterized by an emphasis upon depicting or describing specified sexual activities or 
specified anatomical areas for observation by patrons. 

(9) Adult motion picture theaters: Any establishment with a seating capacity of 50 or more 
persons where motion pictures, video cassettes, slides, or similar photographic 
reproductions are shown on more than 7 calendar days within any 56-consecutive.cJay 
period and where the material is distinguished or characterized by an emphasis upon 
'depicting or describing specified sexual activities or specified anatomical areas for 
observation by patrons. 

• 

(1 0) Adult peep show establishments: Any place to which the public is permitted or invited • 
where devices that display still or moving images are maintained in a peep booth, as 
defined in Municipal Code Section 33.3302(c), where the images displayed on more 
than 7 calendar days within any 56-consecutive.cJay period are distinguished or 
characterized by an emphasis on depicting or describing specified sexual activities or 
specified anatomical areas. 

(11) Adult sexual encounter establishments: Any establishment, other than a hotel, motel. or 
similar establishment offering public accommodations that provides a place where two 
or more persons may congregate, associate, or consort in connection with specified 
sexual activities or the exposure of specified anatomical areas. Adult sexual encounter 
establishments do not include establishments where a medical practitioner, 
psychologist, psychiatrist, or similar professional person licensed by the State of 
California engages in sexual therapy. 

{12) Adult theaters: Any theater, concert hall, auditorium, or similar establishment either 
indoor or outdoor, that regularly features live performances that are distinguished or 
characterized by an emphasis on specified sexual activities or exposure of specified 
anatomical areas for observation by patrons on more than 7 calendar days within any 
56.consecutive.cJay period. 

{b) Adult entertainment establishments are permitted as a limited use in the zones indicated with 
an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. 

{1) Adult entertainment establishments shall not be established, enlarged, or undergo a 
transfer of ownership or control if the structure housing the establishment would be • 
located within 1,000 feet of any of the following: 
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(A) Another structure housing an adult entertainment establishment; 

(B) The property line of a residentially zoned property; or 

(C) The property line of a church except those established in accordance with Section 
141.0404(a), a school, a public park, or a social service institution. 

(2) If a church other than one established in accordance with Section 141.0404(a), a school, 
a public park, a social service institution, or a residential zone is established within 
1 ,000 feet of an adult entertainment establishment, the person possessing ownership or 
control of the adult entertainment establishment is permitted to transfer ownership or 
control within 2 years of the date on which the school begins a course of instruction for 
students, the church or social service institution is opened for use, the public park is 
dedicated, or the ordinance establishing the residential zone becomes effective. The 
person acquiring the ownership or control, however, shall be required to discontinue the 
adult entertainment establishment within 5 years from the date of the transfer of 
ownership or control if the business continues to be within I ,000 feet of the uses or 
properties listed in Section 141.0601(b)(l). 

(3) The public health, safety, and welfare shall be preserved and protected by applying the 
provisions of this section in the following descending order of importance: · 

(A) Proximity to other adult entertainment establishments; 

(B) Proximity to schools; 

(C) Proximity to churches; 

(D) Proximity to public parks; 

(E) Proximity to residential zones; and 

(F) Proximity to social service institutions. 

§ 141.0603 Bed and Breakfast Establishments 

Bed and breakfast establishments are visitor accommodations within a residential structure where 
breakfast is typically provided for guests. 

Bed and breakfast establishments are permitted as a limited use in the zones indicated with an "L" 
in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. Bed and breakfast establishments may be permitted with a Neighborhood Use Permit 
in the zones indicated with an "N" or with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) In the RM zones, bed and breakfast establishments are subject to the following regulations. 

(1) No more than one bed and breakfast establishment is permitted on a premises. 

(2) Only one kitchen is permitted in a newly constructed bed and breakfast establishment 
except that one additional kitchen may be permitted for the owner or operator that is 
separate from the kitchen for the bed and breakfast establishment. 
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(b) 

(c) 

(3) A bed and breakfast establishment that is a conversion of existing multiple dwelling 
units may contain the number of kitchens pennitted by the applicable zone provided the 
existing off-street parking on the premises is not decreased. 

(4) Off-street parking shall be provided as follows: 

(A) One space for the operator of the establishment; 

(B) One space per guest room for up to two guest rooms or, iflocated in a transit area 
identified in Chapter 13, Article 2, Division 10 (Transit Area Overlay Zone), one 
space for up to two guest rooms; and 

(C) One-half space for each additional guest room. 

(5) Eating and drinking facilities shall be available only to the overnight guests. 

(6) For newly constructed bed and breakfast establishments, the number of exterior 
accesses shall not exceed the maximum number of dwelling units permitted on the 
premises. 

(7) One sign is pennitted on the premises with a maximum sign copy area of 12 square feet 
and a maximum horizontal or vertical dimension of 6 feet. 

In the RE, RS, RX, OR. and AR zones, bed and breakfast establishments are subject to the 
following regulations. 

(1) Bed and breakfast establishments in RS and RX zones shall be limited to the conversion 
of existing structures. 

(2) In the RS zones, bed and breakfast establishments with six or more guest rooms may be 
permitted only in historical buildings. 

(3) The maximum number of 'guest rooms in the RE, OR. and AR zones is nine. 

(4) No more than one kitchen is permitted in a bed and breakfast establishment. 

(5) Off-street parking shall be provided as follows: 

(A) Two spaces for the single dwelling unit; 

(B) One space per guest room for up to two guest rooms or, if located in a transit area 
identified in Chapter 13, Article 2, Division 10 (Transit Area Overlay Zone), one 
space for up to two guest rooms; and 

(C) One-half space for each additional guest room. 

(6) One sign is permitted on the premises with a maximum sign copy area of 8 square feet 
and a maximum dimension of 4 feet in any horizontal or vertical direction. 

(7) Eating and drinking facilities shall be available only to the overnight guests. 

(8) The property owner or operator shall reside on the premises. 

In commercial zones, the development regulations of the zone that are applicable to visitor 
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accommodations shall apply. 

(d) Bed and breakfast establishments of six guest rooms or less in any residential zone for which 
the required Rental Unit Business Tax and the Transient Occupancy Tax were current as of 
May 2, 1996, and have remained current since that date, may continue to exist and operate 
subject to Chapter 12, Article 7 (Previously Conforming Premises and Uses) provided that 
the owner or operator of the bed and breakfast establishment provides evidence of payment 
of the required Rental Unit Business Tax and Transient Occupancy Tax to the City Manager 
upon request and the City Manager confirms this evidence in writing to the owner or 
operator. Bed and breakfast establishments continuing to exist and operate under this 
provision are not subject to Section 127.0102(a). 

§ 141.0604 Boarding Kennels 

Boarding kennels are permitted as a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to Section 141.0604(a). 
Boarding kennels may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to Section 141.0604(b). 

(a) Limited Use Regulations 

(1) Maintaining, raising, feeding, or keeping of 6 or more domestic animals requires a 
premises of at least 5 acres. 

(2) Kennels and associated structures shall not be any closer than 50 feet to any property 
~& . 

(3) Off-street parking shall be provided at a rate of2.5 spaces for every 1,000 square feet of 
floor area. 

(b) Conditional Use Permit Regulations 

(1) Noise emanating from the facility shall be kept at minimum levels through the 
following methods: 

(A) Limitations on the number of animals permitted in exterior areas at any one time; 

(B) Limitations on the hours that animals are permitted in exterior areas; 

(C) Locating exterior boarding and exercise areas on those portions of the site where 
noise impacts on surrounding development will be minimized; 

(D) The use of walls or fences to minimize noise impacts to surrounding development; 
and 

(E) Sound-proofing of interior kennel areas. 

(2) Exterior boarding and exercise facilities shall be screened from adjacent development 
by a 6-foot solid fence or wall. 

(3) The facility shall be maintained in a sanitary condition to minimize the impacts of odors 
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on surrounding development. 

(4) Off-street parking shall be provided in accordance with Table 142.050. 

· § 141.0605 Camping Parks 

Camping parks may be permitted with a Conditional Use Permit decided in accordance with 
Process Four in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) Fill or permanent buildings associated with the development of camping parks are not 
pennitted in floodplains or in agricultural zones in the future urbanizing area or in 
agriculturally zoned areas of the Coastal Overlay Zone. 

(b) Access to the site shall be as direct as possible from .freeways and shall avoid residential 
streets. 

(c) Pedestrian walkways shall be provided to link camping lots with service buildings, the park 
entrance, and any recreational facilities within the park. 

(d) Off-street parking shall be provided as follows: 

(1) 1 space for each camping site; 

(2) 1 space for each full-time employee; and 

(3) 1 space for each 25 camping sites, to be located near the registration office. 

(e) All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so they are not visible from, adjacent development and public rights-of
way. 

(f) Recreational vehicles, trailers, and tents shall not be located closer than 15 feet to any 
abutting property. 

(g) Trash enclosures shall be provided for each four camping sites. 

(h) Maximum occupancy periods shall be as follows: 

(1) For tents and trailers without utilities book-up capacity: 1 month in any 12-month 
period; or 

(2) For trailers or recreational vehicles with utilities hook-up capacity: 6 months in any 12-
month period. 

§ 141.0606 Child Care Facilities 

(a) This section regulates the following child care facilities: 

• 

• 

(1) Large family day care homes:Any child care facility licensed by the State of California 
to provide child care for 7 to 12 children in the child care providers home. (Small 
family day care homes, which provide care for six or fewer children, are not subject to • 
this section.) 
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(2) Child care centers: Any child care facility, other than a small or large family day care 
home, that is licensed by the State of California to provide child care: child care centers 
may be infant centers, preschools, or school-age, extended day care facilities. 

(b) Large Family Day Care Homes 

Large family day care homes are a limited use in the zones indicated with an "L" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(1) A large family day care home may provide care for 7-12 children (incJuding children 
under the age of 10 who reside at the home) for periods of less than 24 hours per day. 

(2) The day care provider shall comply with all state licensing requirements for large 
family day care homes. 

(3) The day care provider shall comply with standards adopted by the State Fire Marshal 
pursuant to the California Health and Safety Code relating to large family day care 
homes. 

(c) Child Care Centers 

Child care centers are permitted as a limited use in the zones indicated with an "L" and may 
be permitted with a Conditional Use Permit decided in accordance with Process Three in the 
zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base 
Zones) subject to the following regulations. 

(l) Child care centers are not permitted within 1,000 feet of any known business that: 

(A) Has or is required to have a health permit from the County of San Diego 
Hazardous Materials Management Division, excluding underground fuel storage 
tanks, and handles acutely hazardous inaterial above the Threshold Planning 
Quantities as defined by the California Health and Safety Code, Division 20, 
Chapter 6.95, Section 25500 et seq. 

(B) Handles compressed flammable gases in excess of 1,500 pounds; or 

(C) Handles flammable liquids in excess of 10,000 gallons. 

(2) The 1,000-foot separation distance shall be measured from the property line of the 
proposed child care facility to the use, storage, or handling areas for the hazardous 
materiaL Businesses may satisfy the separation requirements on-site. The child care 
center operator has the burden of proof of demonstrating compliance with the separation 
requirement. · · 

(3) Before beginning operation, the child care center operator shall obtain and shall 
maintain on file on the premises a "Hazardous Materials Substance Approval Form" 
executed by the County of San Diego Hazardous Materials Management Division . 

(4) Deviations from the hazardous materials separation requirements may be permitted with 
a Conditional Use Permit decided in accordance with Process Three. Issuance of the 
permit will be based in part on a "Health Risk Assessment Study" to be submitted by 
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the applicant. 

(5) Drop-off and pick-up of children from vehicles shall be permitted only on the 
driveways, in approved parking areas, or in the street directly in front of the facility. 

( 6) All outdoor play and activity areas shall be enclosed with a fence that is at least 4 feet 
and no more than 6 feet in height. If an outdoor play or activity area is located adjacent 
to a public street with a right-of-way width of 64 feet or more, the fence shall be solid. 

(7) All outdoor play and activity areas shall be separated from vehicular circulation, 
parking areas, equipment enclosures, storage areas, and refuse and recycling storage 
areas. 

(8) Child care centers shall be designed to attenuate significant outside noise sources. 
Surrounding uses shall also be protected from noise emanating from child care centers. 
The following measures are required to accomplish noise attenuation. 

(A) A solid fence that is at least 4 feet and no more than 6 feet in height shall be 
constructed between the child care center and abutting residential uses, or all 
windows facing abutting residential uses shall be double-glazed with 114-inch thick 
glass. 

(B) A solid fence that is at least 4 feet and no more than 6 feet in height shall be 
constructed between the child care center and a public right-of-way of 64 feet or 
more wide, or all windows facing a public right-of-way of 64 feet or more wide 
shall be double-glazed with 1/4-inch thick glass. 

(9) The child care center operator shall comply with all state licensing requirements for 
child care centers. 

(d) Child care centers proposed to be located on public or private school sites are permitted as 
follows: 

(1) Child care centers proposed as an accessory use on the premises of a schpol are exempt 
from the provisions of this section. The child care center may be either school-operated 
or privately operated. 

(2) Child care centers proposed for location on private school premises in a zone where 
schools are a permitted use, are permitted as a limited use subject to the regulations of 
Section 141.0606(c). 

(3) Child care centers proposed for location on private school premises in a zone where 
..,.schools are required to obtain a Conditional Use Pennit shall also be required to obtain 

a Conditional Use Permit subject to the regulations in Section 141.0606( c). 

§ 141.0607 Eating and Drinking Establishments Abutting Residentially Zoned Property 

• 

• 

Eating and drinking establishments on premises abutting residential zones are permitted as a 
limited use in the zones indicated with an "L" in the Use Regu1.8.tions Tables in Chapter 13, 
Article 1 (Base Zones) subject to the regulations in Section 141.0607(a). Eating and drinking 
establishments abutting residentially zoned property that do not comply with Section 141.0607( a) 
may be permitted with a Neighborhood Use Pennit subject to the regulations in Section · • 
141.0607(b). 



• 
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(1) Eating and drinking establishments abutting residential zones may operate only during 
the hours between 6:00a.m. and 12:00 midnight 

(2) In the IL-3-1 zone, eating and drinking establishments shall also comply with Section 
131.0623(b ). 

(b) Neighborhood Use Permit Regulations. Except in the CN zones, eating and drinking 
establishments abutting residential zones that do not comply with Section 141.0607( a) may 
be permitted with a Neighborhood Use Permit subject to the following regulations. 

(1 ) All activities associated with the establishment shall occur within an enclosed building 
between the hours of 12:00 midnight and 6:00a.m. 

(2) Drive-up or drive-through service is not permitted between the hours of 12:00 midnight 
and 6:00 a.m. 

(3) Live entertainment is not permitted between the hours of 12:00 midnight and 6:00 a.m. 

(4) The operator of the establishment shall take reasonable steps to prevent loitering on the 
premises, in parking lots serving the premises, and on public sidewalks adjacent to the 
premises. 

(5) In the ll..,-3-1 zone, eating and drinking establishments shall also comply with Section 
131.0623(b) . 

Fairgrounds 

Fairgrounds may be permitted with a Conditional Use Permit decided in accordance with Process 
Five in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) Fairgrounds are not permitted in agricultural zones in the future urbanizing area. Fill or 
permanent buildings are not permitted in floodplains located in agriculturally zoned areas of 
the Coastal Overlay Zone. 

(b) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 

(c) Larger structures, areas of high activity, and parking areas shall be located to minimize 
impacts to surrounding development that is smaller in scale and less intense. 

(d) Access to the facility shall be as direct as possible fromfreeways and primary arterials and 
shall avoid residential streets. 

(e) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(f) All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so that they are not visible, from adjacent development and public 
rights-of-way. · 

Ch. Art. 
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§ 141.0609 Golf Courses, Driving Ranges, and Pitch and Putt Courses 

Golf courses, driving ranges, and pitch and putt courses may be permitted with a Conditional Use 
Permit decided in accordance with Process Four in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article I (Base Zones) subject to the following regulations. 

(a) Golf courses, driving ranges, and pitch and putt courses are not permitted within the MHPA. 

(b) Club houses containing the following accessory uses may be permitted, but shall be 
available only to the users of the golf facility and shall be restricted by the size of the 
premises and the potential impacts on surrounding development: 

(1) Restaurants and bars; 

(2) Pro shops; 

(3) Meeting rooms; and 

( 4) Locker rooms. 

(c) Off-street parking shall be provided as follows: 

Regulation course: 10 spaces per hole 
Short course/Par 3: 6 spaces per hole 
Pitch and putt course: 3 spaces per hole 
Driving range: 1 space per tee 
Snack bar: 12 spaces 
Proshop: 5 spaces 

(d) Fairways and greens shall be designed with buffer areas that provide protection to 
surrounding development from golf balls. 

(e) A gradual physical and visual transition shall be provided between the fairways and greens 
and any adjacent areas with natural vegetation. 

(f) All maintenance facilities shall be located on the premises in a manner that minimizes visual 
impacts on surrounding development. 

(g) All runoff due to irrigation shall be managed in a manner that ·protects the water table from 
fertilizer and insecticide pollutants. 

(h) A water reclamation plan is required before approval of the permit. 

§ 141.0610 Helicopter Landing Facilities 

Helicopter landing facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Five in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

• 

• 

(a) Helicopter landing facilities are not permitted in floodplains located in agriculturally zoned 
areas of the Coastal Overlay Zone. • 

(b) Helicopt~ facilities in urban areas shall be located within 1/2 mile of freeways or primary 

Ch. Att . 
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arterials. Access to both private and public transportation should be provided. 

(c) Helicopter facilities shall be located to ensure that the approach and departure paths are over 
terrain that affords emergency landing areas such as open parks, golf courses, industrial 
areas, highways,freeways, and open land. 

(d) Approach and departure paths over residential development, schools, playgrounds, assembly 
areas, or highly populated areas shall be avoided. 

(e) There shall be a reasonable distance between the helicopter facility and residential areas, 
educational facilities, or public assembly uses. A 7 50-foot distance, measured from property 
line to property line in accordance with Section 113.0225, shall be used as a standard 
distance. 

(f) The site shall be served by streets that are adequate in width and pavement type for the 
quantity and level of traffic generated by the helicopter facility. Paths for pedestrian use 
shall be provided. 

(g) Additional screening, beyond the required fencing, may be required to minimize visual 
impacts. All auxiliary facilities shall be screened. Outdoor storage of equipment or parts is 
not permitted. 

(h) A telephone shall be provided adjacent to the helicopter facility. 

(i) The site shall be served by a fire station, or fire prevention service, within 
reasonable proximity . 

(j) Helicopter facilities shall, whenever possible, serve more than one user. This should include 
availability for emergency use. 

(k) Helicopter facilities shall comply with Municipal Code Chapter 6, Article 8, Division 2 (San 
Diego Helicopter Rules and Regulations). 

(l) Helicopter facilities may be limited in frequency of trips and hours of operation if the 
operations would be disruptive to adjacent properties. 

(m) The sound generated by any helicopter shall not exceed the "A" weighted maximum sound 
level provided in Table 141-06A on the boundary or beyond the boundary of the property on 
which the facility is looated. The sound subject to these limits is that part of the total sound 
at the property boundary that is due solely to the operation of the helicopter. The sound level 
limit at a location on a boundary between two land uses shall be the lower of the two sound 
levels specified. 

Table 141..Q6A 
Sound Level Limits for Helicopter Landing Facilities 

Land Use Time A-Weighted Maximum Sound Level 

Residential Uses 7:00 a.m.- 7:00 p.m. 75 
7:00 p.m.-10:00 p.m. 70 
10:00 p.m.· 7:00a.m. 65 

Commercial Uses 7:00 a.m.· 7:00 p.m. 80 
7:00 p.m.-1 0:00 p.m. 75 
10:00 p.m.- 7:00a.m. 75 
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Land Use Time A-Weighted Maximum Sound Level 

--------------------~------------------~----------Industrial Uses 7:00a.m.- 7:00p.m. 90 
7:00 p.m.-10:00 p.m. 90 
10:00 p.m.· 7:00a.m. 90 

§ 141.0612 Instructional Studios 

Instructional studios are establishments in which skills including dance, art, and martial arts are 
taught to individuals or groups. Instructional studios do not include educational facilities. 

Instructional studios may be permitted with a Conditional Use Permit decided in accordance with 
Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) The number of students using the studio at any one time may be limited based on the following: 

(1) The intensity of existing surrounding uses that are allowed in the zone; and 

(2) The amount of parking available on the pritmises. 

(b) The hours of operation of the studio may be limited. 

§ 141.0613 Massage Establishments, Specialized Practice 

Specialized practice massage establishments are pennitted as a limited use in the zones indicated 
with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. 

(a) Any sign advertising the establishment shall contain the full name of the operator and may 
contain words that identify the specialized field of practice in which the operator engages. 

(b) 'Ihe letters of any words identifying the operator's specialized field of practice shall not 
exceed one-half of the height of the capital letters in the name of the operator, and the words 
shall be uniform in height. 

(c) The phrase "massage parlor" or "massage establishment" shall not be used on any sign or any 
other form of advertising. The word "massage" shall not be used on any sign or any other 
form of advertising unless preceded by words identifying the specialized field of practice. 

(d) The owner of the establishment shall submit scale drawings of all signs that will be displayed 
on the premises to the City Manager to determine compliance with this seCtion. 

(e) The owner of the establishment shall submit proof of proficiency of the operator in the 
specialized field of practice. Proficiency may be established by completion of a course of 
instruction in the specialized field of practice at a school authorized to provide such 
instruction by the State of California, or proof of actual practice in the field of specialization 
for a period of three years. The period of practice shall be attested to, in writing, by no less 
than three persons who meet the educational qualifications described in this section or are 

• 

• 

members of a professional organization that is incorporated in the State of California, and • 
which fosters or promotes the specialized field of practice. 

Ch. Art. Div. 
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(f) The application and business license for the establishment shall identity the business as a 
"Massage Establishment, Specialized Practice, pursuant to Municipal Code Section 
141.0613." 

§ 141.0614 Nightclubs and Bars over 5,000 Square Feet in Size 

§ 141.0615 

Nightclubs and bars over 5,000 square feet in size may be permitted with a Conditional Use 
Permit decided in accordance with Process Four in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(b) Hours of operation shall be limited so that neighboring development is not disturbed by noise 
and lights. 

(c) A litter control plan shall be implemented to keep the facility and adjacent property free of 
litter. 

(d) All storage, service, and repair areas shall be located on the site so that they are not visible 
from adjacent development and public rights-of-way. 

Outpatient Medical Clinics 

Outpatient medical clinics are permitted as a limited use in the zones indicated with an "L" in the 
Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to Section 141.0615(a). 
Outpatient medical clinics may be permitted with a Neighborhood Use Permit in the zones 
indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to Section 141.0615(b). 

(a) Limited Use Regulations 

(1) Outpatient medical clinics shall be located on the ground floor only. 

(2) Ambulance services are not permitted. 

(3) Physicians shall not maintain offices serving patients other than on an emergency basis. 

( 4) Overnight patients are not permitted. 

(b) Neighborhood Use Permit Regulations 

(1) Overnight patients are not permitted. 

(2) Clinics located adjacent to residentially zoned property shall remain closed between the 
hours of 12:00 midnight and 6:00a.m. 

(3) Access to the facility shall be as direct as possible from freeways and primary arterials 
and shall avoid residential streets. 

(4) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 
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§ 141.0616 Parking FaciUtles as a Primary Use 

This section regulates temporary parking facilities and permanent parking facilities as the primary 
use on a premises. 

(a) Temporary Parking Facilities as a Primary Use 

Temporary parking facilities as a primary use may be permitted with a Neighborhood Use 
Permit in the zones indicated with an ''N," or with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C," in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(1) The decision maker may grant exceptions to the provisions in Chapter 14, Article 2, 
Division 5 (Parking Regulations) regulating parking in required yards, carpool parking, 
bicycle facilities, striping, surfacing, driveways, wheel stops, and screening based on 
the potential impact of the facility and the duration of the permit . 

. (2) Requirements for improvements in the public right-of-way will be based on the location 
of the proposed facility, existing improvements, and the duration of the permit. 

(3) The decision maker may require dust-control measures, drainage improvements, 
fencing, or lighting as appropriate. 

( 4) Neighborhood Use Permits for temporary parking facilities expire no later than 2 years 
from the date of issue. 

(b) Permanent Parking Facilities as a Primary Use 

Permanent parking facilities as a primary use may be permitted with a Conditional Use 
Permit d.ecided in accordance with Process Three in the zones indicated with a "C" in the 
Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(1) If the parking facility includes parking stfUCtures, a variety of architectural elements 
shall be incorporated to help diminish building bulk and blank facades. 

(2) Automobile access to the facility shall be at points oflow pedestrian activity and shall 
be located away from adjacent residential development. 

(3) Surface parking facilities shall be screened from adjacent residential development by 
fences or walls and landscaping. 

(4) Measures shall be taken to ensure that the ground water table is not adversely affected 
by the increase of impermeable surfaces due to the development of the facility. 

(5) Measures shall be taken to ensure that the water quality is not adversely affected by 
runoff containing fuel and lubricants. 

§ 141.0617 Private Clubs, Lodges, and Fraternal Organizations 

• 

• 

Private clubs, lodges, and fraternal organizations are associations of persons, whether • 
incorporated or unincorporated, for the promotion of some common social, cultural, educational, 
religious, or recreational objective. This use does not include churches or any group whose 
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Private clubs, lodges, and fraternal organizations may be permitted with a Conditional Use Permit 
decided in accordance with Process Three in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(b) All storage, service, and repair areas shall be located on the site so that they are not visible 
from adjacent development and public rights-of-way. 

(c) A litter control plan shall be required to keep the facility and adjacent property free oflitter. 

(d) Hours of operation shall be limited so that neighboring development is not disturbed by noise 
and lights. 

§.141.0618 Privately Operated, Outdoor Recreation Facilities over 40,000 Square Feet in Size 

§ 141.0619 

Privately operated, outdoor recreational facilities over 40,000 square feet in size may be 
permitted with a Conditional Use Permit decided in accordance with Process Four in the zones 
indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to the following regulations. 

(a) Privately operated, outdoor recreational facilities are not permitted in agricultural zones in 
the future urbanizing area or within floodplains located in agriculturally zoned areas of the 
Coastal Overlay Zone. 

(b) Larger structures, areas ofhigh activity, and parking areas shall be located to minimize 
impacts to surrounding development that is smaller in scale and less intense. 

(c) Access to the facility shall be as direct as possible fromfreeways and primary arterials and 
shall avoid residential streets. 

(d) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(e) Hours of operation may be limited so that neighboring development is not disturbed by noise 
and lights. 

(f) A litter control plan shall be required to keep the facility and adjacent property free of litter. 

(g) All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so that they are not visible, from adjacent development and public 
rights-of-way. 

Pushcarts 

This section regulates pushcarts on private property and pushcarts in the public right-of-way. 
Pushcarts are moveable, wheeled, nonmotorized vehicles used by vendors for the sale of food or 
beverage products, fresh-cut flowers, or live plants in pots . 

(a) Pushcarts on Private Property 

- Ch. 
' 14 ! 
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Pushcarts are permitted on private property as a limited use in the zones indicated with an 
"L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. 

(1) Pushcarts are not pel'mitted in required yards, required landscape areas, or req~ired 
parking areas. 

(2) Pushcarts shall not exceed 4 feet in width, not including wheels; 8 feet in length, 
including handles; and 6 feet in height, not including canopies, umbrellas, and 
transparent enclosures. 

(3) Pushcart operators shall not verbally solicit business from pedestrians or persons in 
vehicles and shall not sell to persons in vehicles. 

(4) The price of items sold shall be posted on the pushcart and shall be clearly legible. 

(5) The operation of the pushcart shall be in conformance with Municipal Code Sections 
42.0160 through 42.0167. 

(b) Pushcarts in the Public Right-of-Way 

Pushcarts may be permitted in the public right-of-way with a Neighborhood Use Permit in 
the zones indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base 
Zones) subject to the following regulations. 

(1) The decision maker will evaluate the following to determine whether a pushcart is a 
suitable use for the proposed location and will not infringe on the use of the public 
right-of-way by pedestrians: 

(A) The width of the sidewalk; 

(B) The proximity and location of building entrances; 

(C) Existing obstructions to pedestrian use of the sidewalk including light standards, 
trees, parking meters, trash receptacles, traffic signals, signs, benches, phone 
booths, newspaper stands, and bus stops; 

(D) Vehicle activity areas in the adjacent roadway including bus stops, truck loading 
zones, taxi stands or hotel zones, and passenger loading areas; and 

(E) The amount of pedestrian use and the impact of the pushcart's location on 
pedestrian activity. 

(2) The decision maker will consider the appropriateness of the pushcart design and color 
scheme, signs, and graphics for the products for sale and the proposed location. This 
provision supersedes Municipal Code Section42.0163(Q). 

(3) The applicant shall obtain and submit with the permit application a Certificate of 
Insurance for a public liability insurance policy of at least $500,000. The liability 
insurance shall be provided in a form and an amount acceptable to the City Engineer. 
The policy shall name the City as an additional insured and shall be maintained at all 
times. 

(4) The applicant shall obtain and submit with the permit application a notorized 

• 

• 

• 
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authorization from the owner or proprietor of the adjacent street level business for the 
applicant to install and operate the pushcart. 

(5) Pushcarts shall not exceed 4 feet in width, not including wheels; 8 feet in length, 
including handles; and 6 feet in height, not including canopies, umbrellas, and 
transparent enclosures. 

( 6) A clear path, free of all obstructions to the flow of pedestrian traffic, shall be provided 
in the public right-of-way and shall be maintained at all times. Obstructions include 
traffic signals or signs, light standards, parking meters, phone booths, new~paper stands, 
bus stops, trash receptacles, benches, trees, and similar objects. The clear path shall be 
a paved sidewalk that is at least 8 feet wide. The clear path shall be measured in the 
following manner: 

(A) For pushcarts located at the curb, the clear path shall be measured from the 
pushcart to the nearest obstruction within the flow of pedestrian traffic. The 
pushcart shall not hang over the curb; 

(B) For pushcarts not located at the curb, the clear path shall be measured from the 
pushcart to the curb or to the nearest obstruction within the flow of pedestrian 
traffic; 

(C) For pushcarts located at street intersections, the clear path shall include the area 
formed by extending the property line to each curb line; 

(D) Recesses in the building facade shall not be used to satisfy the clear path 
requirement; and 

(E) The decision maker may grant an exception to the minimum clear path width if 
pedestrian volumes and existing street conditions are such that no congestion 
would result. 

(7) Pushcarts shall not touch or be attached to any structure or any obstruction within the 
flow of pedestrian traffic, including traffic signals or signs, light standards, parking 
meters, phone booths, newspaper stands, bus stops, trash receptacles, benches, trees, 
and similar objects. 

(8) Pushcarts shall not obstruct access to parked vehicles, impede the delivery of materials 
to adjoining property, nor preclude any existing curb space use. 

(9) Pushcart operators shall not verbally solicit business from pedestrians or persons in 
vehicles and shall not sell to persons in vehicles. 

(1 0) The price of items sold shall be posted on the pushcart and shall be clearly legible. 

(11) During hours of operation, pushcarts shall remain in the location specified in the permit. 

(12) Pushcarts shall not be left unattended, nor shall they remain in the public right-of-way 
between 12:00 midnight and 6:00a.m. except for special events as provided for in 
Municipal Code Section 42.0130.1. 

(13) The operation of the pushcart shall be in conformance with Municipal Code Sections 
42.0160 through 42.0167. 
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(14) An applicant that has received a Neighborhood Use Permit for a pushcart shall have an 
. operating cart on the specified site within 60 calendar days of approval or the pennit 

will be void. 

(15) The permit is valid only when used at the location designated on the permit. The permit 
shall be displayed in a prominent and visible place on the pushcart. 

(16) A Neighborhood Use Permit for a pushcart may not be transferred, but there may be 
more than one applicant for a single permit. 

(17) A Neighborhood Use Permit for a pushcart can be revoked or modified in accordance 
with Sections 121.0313 through 123.0316. 

(18) A Neighborhood Use Permit for a pushcart can be revoked on any of the grounds listed 
in Municipal Code Section 42.0168. 

§ 141.0620 Recycling Facilities 

(a) This section regulates the following types of recycling facilities: 

( 1) Drop-off facilities: Drop-off facilities are bins, boxes, or other suitable containers for. 
the donation of recyclable or reusable material. · 

(2) Reverse vending machines: Reverse vending machines are automated mechanical 
devices that accept empty beverage containers and issue a cash refund or redeemable 

• 

credit slip with a value that is equal to or greater than the container's redemption value • 
as detennined by the State of California. 

(3) Small collection facilities and large collection facilities: Collection facilities are centers 
for accepting recyclable materials by donation, redemption, or purchase. 

( 4) Small processing facilities and large processing facilities: Processing facilities are 
centers for collecting and processing recycling materials predominantly from 
commercial and industrial sources. 

(5) Green materials composting facilities: Green materials composting facilities are centers 
that produce a humus-like material under a process of managed biological 
decomposition from green materials, leaves, tree trimmings, untreated wood, shrubbery 
cuttings, or other plant matter that has been source-separated from the municipal solid 
waste stream. 

( 6) Mixed organics composting facilities: Mixed organics composting facilities are centers 
that produce a humus-like material under a process of managed biological 
decomposition from green materials, leaves, tree trimmings, untreated wood, shrubbery 
cuttings, kelp, other plant material, manure, or urea that has been source-separated from 
the municipal solid waste stream. 

(7) Tire processing facilities: Tire processing facilities are centers that accept whole tires 
for shredding, chopping, or other size-reduction techniques, as well as pyrolyzation. 

(8) Small construction and demolition debris recycling facilities and large construction and 
demolition (C&D) debris recyclingfacilities: C&D debris recycling facilities are 
centers that process, crush, grind, or screen recyclable construction and demolition 
debris. •• 
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Drop-off facilities are permitted as a limited use in the zones indicated with an "L" in the 
Use Regulations tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

{1) Drop-off facilities shall be set back at least 10 feet from any building or public right-of
way and shall not obstruct pedestrian or vehicular access. 

(2) Landscaping and off-street parking required for other uses on the premises shall not be 
eliminated to accommodate drop-off facilities. 

(3) Collection containers for 24-hour donation of material shall be placed at least 30 feet 
from residentially zoned property, unless there is an enclosed area for donations. 

( 4) The capacity of all collection containers on the premises shall not exceed 192 cubic 
feet. 

(5) Collection containers shall be constructed of sturdy material and maintained in good 
condition. 

( 6) Collection containers shall be clearly marked to identify the type of material that may be 
deposited and the name and telephone number of the facility operator. A notice shall be. 
displayed stating that material may not be left outside the containers . 

(7) Facilities shall be kept free oflitter. 

(c) Reverse Vending Machines 

Reverse vending machines are permitted as a limited use in the zones indicated with an "L" 
in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(1) Reverse vending machines may sort and process beverage containers mechanically if 
the entire process is enclosed within the machines. 

(2) The total area occupied by reverse vending machines shall not exceed 50 square feet per 
premises, including any protective enclosure, and shall not exceed 8 feet in height. 

(3) Reverse. vending machines shall be placed within 30 feet of the entrance to the 
commercial or industrial structure with which they are located. The machines shall not 
obstruct pedestrian or vehicular access or any activity on the premises. 

( 4) The maximum permitted sign area for each machine, not including operating 
instructions, is 2 square feet. 

(5) Reverse vending machine facilities shall be illuminated to ensure safe operation if 
operating hours are between sunset and sunrise. 

(6) Internally illuminated signs are not permitted. Exterior lighting used to illuminate signs 
shall be directed away from adjacent property . 

(7) Reverse vending machines shall not occupy required parking spaces. 
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(8) Reverse vending machines shall be constructed of durable, waterproof, and rustproof 
material. 

(9) Reverse vending machines shall be clearly marked to identify the type of material to be 
deposited, the operating instructions, and the identity and telephone number of the 
operator or responsible person to call if the machines are inoperative. 

(10) Operating hours shall be the same as the operating hours for the primary use on the 
premises. 

(11) The site shall be kept free of litter and the machines shall be kept clean. 

(d) Small Collection Facilities 

Small collection facilities are permitted as a limited use in the zones indicated with an "L" in 
the Use· Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

(1) Small collection facilities located in agricultural zones shall be limited to the collection 
of recyclable material generated by agricultural activities. 

(2) Small collection facilities may accept only recyclable material including glass, metal, 
plastic products, paper, and reusable items. 

(3) Small collection facilities may include the following: 

• 

(A) A mobile recycling unit consisting of automobiles, trucks, or vans licensed by the • 
California Department of Motor Vehicles and used for the collection of recyclable 
material, and the containers transported by these vehicles; 

(B) Bulk reverse vending machines, or a group of reverse vending machines, 
occupying more than SO square feet of floor area and designed to accept more than 
one container at a time and pay by weight rather than by container; 

(C) Kiosk type units, which may include permanent structures; and 

(D) Unattended containers, which may exceed a capacity of 192 cubic feet. 

(4) Power-driven processing equipment, other than bulk reverse vending machines, is not 
permitted. 

( 5) Small collection facilities shall not exceed 500 square feet in commercial zones and 800 
square feet in agricultural and industrial zones. 

( 6) Facilities that are not within a fully enclosed building shall be set back at least 1 0 feet 
from any building or public right-of-way and shall not obstruct pedestrian or vehicular 
circulation. 

(7) Small collection facilities that are located in open parking lots shall occupy no more 
than five parking spaces, not including the spaces to be used for removal of material or 
exchange of containers. 

(8) No additional parking spaces are required for small collection facilities located in the 
established parking lot of the primary use. • 
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(9) Facilities shall not occupy parking spaces required for the primary use unless both of 
the following conditions exist: 

(A) The facility is located in a convenience zone or a potential convenience zone as 
designated by the California Department of Conservation; and 

(B) A traffic study showing that the existing parking capacity is not being fully used 
during the facility's hours of operation has been prepared and approved by the City 
Manager. 

(1 0) If a facility is located within parking spaces required for the primary use, a reduction in 
available parking spaces in an established parking facility may be pennitted as shown in 
Table 141-06B. 

Table 141..()68 
Parking Reduction for Recycling Facilities 

Within Required Parking Areas 

Number of Available Parking Spaces Maximum Reduction 

0-25 0 

26-35 2 

36-50 3 

51-100 4 

101+ 5 

(11) Signs may be provided in accordance with the following. 

(A) Recycling containers may have identification signs with a maximum sign area of 
20 percent ofthe container area per side, not to exceed 16 square feet. 

(B) Directional signs, bearing no advertising message, may be installed if necessary to 
facilitate traffic circulation. 

(C) Internally illuminated signs are not permitted. Exterior lighting used to illuminate 
any sign shall be directed away from adjacent properties. 

(12) The installation of the facility shall not result in the elimination of any required 
landscaping. 

(13) All recyclable material shall be stored in collection containers or in vehicles used to 
remove recyclable material. 

(14) Collection containers for 24-hour donation of material shall be placed at least 30 feet 
from residentially zoned property, unless there is an enclosed area for donations. 

(15) Collection containers shall be clearly marked to identify the type of material that may be 
deposited and -the name and telephone number of the facility operator. A notice shall be 
displayed stating that material may not be left outside the containers . 

(16) Collection containers shall be constructed of durable, waterproof, and rustproof material 
and shall be maintained in good condition. 

Ch. Art=-. -=-=----
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(17) Collection containers shall be covered and secured from unauthorized entry when the 
site is not attended. 

(18) Facilities shall be kept free of litter and shall be swept at the end of each collection day. 

(19) Attended facilities shall be in operation only during the hours of operation of the 
primary use on the premises. If the small collection facility is the only use on the 
premises, it shall operate only during the hours between sunrise and sunset. Facilities 
located within 100 feet of residentially zoned property shall operate only during the 
hours between 9:00a.m. and 7:00p.m. 

(20) A small collection facility that is inoperative for a period of 30 calendar days or more 
shall be removed from the site. 

(e) Large Collection Facilities 

Large collection facilities may be permitted with a Neighborhood Use Permit in the zones 
indica,ted with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to the following regulations. 

(1) Large collection facilities located in agricultural zones shall be no more than 2 acres in 
size and shall be limited to the collection of recyclable material generated by 
agricultural activities. 

(2) Large collection facilities may aggregate or sort recyclable material collected or 

• 

accepted by on-site donation, redemption, or purchase predominantly from the public in • 
preparation for shipping to market. 

Ch. Art. Oiv. 
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(3) Power-driven processing equipment, including equipment used for aluminum foil and 
can compacting, baling, plastic shredding, and other limited processing activities may 
be permitted if in compliance with the noise regulations in Section 142.0720. 

(4) Large collection facilities shall be located at least 150 feet from residentially zoned 
property unless they are within an entirely enclosed building. 

( 5) Large collection facilities shall be located within a fully enclosed building or shall be 
enclosed by a solid fence or wall that is at least 6 feet high. Landscaping shall be 
provided on all sides of the fence or wall that face a public right-of-way. Material shall 
not be stored above the height of the fence or wall. 

( 6) Off-street parking spaces shall be provided for each commercial vehicle used at the 
facility and for six customer vehicles, or the anticipated peak customer load, whichever 
is higher. 

(7) Identification and informational signs, without advertisements, may be installed if 
needed for traffic circulation, or if the facility is not visible from the public right-of
way. 

(8) Collection containers provided for after-hours donation of recyclable material shall be 
located at least 50 feet from any residentially zoned property and at least 10 feet from 
any building. 

(9) Collection containers shall be constructed of durable, waterproof, rustproof, and 
nonflammable material and shall be maintained in good condition. • 
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(1 0) Collection containers shall be covered and secured from unauthorized entry or removal 
of material. 

( 11) Facilities shall be clearly marked with the name and telephone number of the facility 
operator and the hours of operation. A notice shall be displayed stating that material 
may not be left outside the containers. 

(12) Facilities shall be kept free of litter and shall be swept at the end of each collection day. 

(13) Facilities located within 500 feet of residentially zoned property may operate only 
during the hours between 7:00 a.m. and 7:00 p.m. 

(f) Small Processing Facilities and Large Processing Facilities 

Small processing facilities and large processing facilities are penmtted as limited uses in the 
zones indicated with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base 
Zones) subject to the following regulations. These facilities may be permitted with a · 
Neighborhood Use Permit in the zones indicated with an "N" or with a Conditional Use 
Permit decided in accordance with Process Three in the zones indicated with a "C" in the 
Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following 
regulations. 

( 1) Small processing facilities may not exceed 1 acre. Large processing facilities may 
exceed 1 acre . 

(2) Small processing facilities are limited to baling, briquetting, compacting, grinding, 
shredding, and sorting of source-separated recyclable material and repairing of reusable 
material, except t):lat the facility may not shred, compact, or bale ferrous metals other 
than food and beverage containers. 

(3) Air contaminants including smoke, charred paper, dust, grime, carbon, noxious acids, 
fumes, gases, odors, particulate matter; or emissions that endanger human health, cause 
damage to vegetation or property, or cause soiling, vibration or above ambient noise 
levels that are detectable on neighboring properties are not permitted. 

(4) Power-driven processing equipment may be permitted if in compliance with the noise 
regulations in Section 142.0720. 

(5) All processors shall be located at least 300 feet from residentially zoned property except 
that within Recycling Market Development Zones, processors may· be located within 
300 feet of a residentially zoned property if processing occurs within a fully enclosed 
building. 

(6) Processing operations shall take place either in a fully enclosed building (except for 
incidental storage) or within an area enclosed on all sides by a solid fence or wall that is 
at least 6 feet high and is landscaped on all sides that face a public right-of-way. 

(7) In addition to the off-street parking required by Chapter 14, Article 2, Division 5 
(Parking Regulations) the following parking spaces are required if the facility is open to 
the public: 

(A) At least 10 customer parking spaces, or enough parking to accommodate the 
anticipated peak customer load, whichever is higher; and 
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(B) One parking space for each commercial vehicle used by the processing center. 

(8) Collection containers provided for after-hours donation of recyclable material shall be 
placed at least 50 feet from any residentially zoned property and at least 10 feet from 
any building. 

(9) Collection containers shall be clearly marked to identifY the type of material that may be 
deposited. A notice shall be displayed stating that material may not be left outside the 
containers. 

( 1 0) Collection containers shall be constructed of sturdy, rustproof, and waterproof material 
and shall be maintained in good condition. The containers shall be covered and secured 
from unauthorized entry and removal of material. 

(11) All material stored outdoors that might attract vectors shall be in sturdy containers that 
are covered, secured, and maintained in good condition. Baled, bulk, or pelletized 
material that is not easily confined or stored in containers may be stored behind walls or 
fences. Stored material shall not be visible above the fence. 

(12) The facility shall be clearly marked with the name and telephone number of the facility 
operator and the hours of operation. 

· (13) The site shall be kept free oflitter and shall be cleaned on a daily basis. 

(14) Facilities located within 500 feet of residentially zoned property may operate only 

• 

during the hours between 7:00 a.m. and 7:00 p.m. The facility shall be staffed by on-site • 
personnel during the hours the center is open. 

(g) Green Materials Composting Facilities and Mixed Organics Composting Facilities 

Ch. Art. Div. 
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Green materials composting facilities and mixed organics composting facilities are permitted 
as a limited use in the zones indicated with an ''L" in the Use Regulations Tables in Chapter 
13, Article 1 (Base Zones) subject to the following regulations. These facilities may be 
permitted with a Neighborhood Use Permit in the zones indicated with an "N" or a 
Conditional Use Permit decided in accordance with Process Three in the zones indicated 
with a "C'' in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to 
the following regulations. Backyard composting and composting operations incidental to 
farming are not subject to Section 141.0620 if the compost is used on.;.gite. Composting 
activities that process or have 500 cubic yards or less of green material or organic material 
feedstock and active compost on-site are not subject to these regulations. 

( 1) Composting operations shall be located at least 300 feet from residentially or 
commercially zoned property, except that within Recycling Market Development Zones, 
composting facilities may be located within 300 feet if the operations are within a fully 
enclosed building. 

(2) Composting operations shall be within an area enclosed on all sides by fences. Fences 
within 50 feet of a public right-of-way, excluding alleys, shall be solid fences. 

(3) The active composting material shall not exceed the allowable limits of additives and 
amendments as defined in the California Code of Regulation, Chapter 3.1. 

(4) The facility shall not compost septage, sewage, sewage sludge, or mixed municipal 
solid wastes. • 
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(5) Space shall be provided on the site for the anticipated peak customer load to circulate 
and deposit or load feedstock or fmished compost. 

(6) The facility shall be clearly marked with the name and telephone number of the facility 
operator and the hours of operation. 

(7) The facility shall be kept free of litter. 

(8) The facility shall be secured from unauthorized entry and removal of material when the 
operator is not present. 

(9) Any permit issued by the City shall be void if the facility does not obtain other required 
local and state permits or does not comply with the composting facility regulations in 
the California Code of Regulations. 

(h) Tire processing facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(I) Tire processing operations shall be located at least 300 feet from residentially zoned 
property, except that within Recycling Market Development Zones, tire processors may 
be located within 300 feet of a residentially zoned property if processing occurs within a 
fully enclosed building. 

(2) Tire processing operations shall take place either in a fully enclosed building (except for 
incidental storage) or in an area enclosed on all sides by a solid fence or wall that is at 
least 6 feet high and is landscaped on all sides that face a public right-of-way. 

(3) Tire processing facilities shall not manufacture tire-derived recycled products. 

( 4) Tire processing facilities shall be designed and constructed to provide protection to 
bodies of water from potential runoff of pyrolytic oil that could result from a tire fire. 

(5) The facility shall not have driveway gradients or other physical features that will 
interfere with fire fighting equipment or personneL 

( 6) Space sh311 be provided on the site for the anticipated peak customer load to circulate 
and deposit or load feedstock or finished products. 

{7) The facility shall be clearly marked with the name and telephone number of the facility 
operator and the hours of operation. 

(8) The facility shall be kept free oflitter. 

(9) The facility shall be secured from unauthorized entry and removal of material when the 
operator is not present. 

(1 0) Any permit issued by the City of San Diego shall be void if the facility does not obtain 
other required local and state permits or does not comply with the applicable regulations 
in the California Code of Regulations. 

(i) Small and large construction and demolition (C&D) debris recycling facilities may be 
permitted with a Neighborhood Use Permit in the zones indicated with an "N" or a 
Conditional Use Permit decided in accordance with Process Three in the zones indicated 

Ch. Art . 
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with a "C" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to 
the following regulations. 

(1) Lot Size 

(A) A small C&D debris recyclingjacilitJ: may not exceed 4 acres. 

(B) A large C&D debris recycling facility may exceed 4 acres. 

(2) Separation Distances 

(A) Small C&D debris recycling facilities shall be located at least 300 feet from 
residentially zoned property. Processing, grinding, crushing, and screening · 
operations shall be set back at least 100 feet from the adjacent property line. 

(B) Large C&D debris recycling facilities shall be located at least 500 feet from 
residentially zoned property. Processing, grinding, crushing, and screening 
operations shall be set back at least 200 feet from the adjacent property line. 

(3) Processing Capacity Limit 

(A) Small C&D debris recycling facilities shall not accept more than 400 tons of 
recyclable construction and demolition debris per day. 

(B) Large C&D debris recyclingfacilities·shall not accept more than 2,500 tons of 
recyclable construction and demolition debris per day. 

( 4) Power driven processing may be permitted if in compliance with the noise regulations 
in Section 142.0720. 

(5) Facilities shall not operate between the hours of7:00 p.m. and 7:00a.m. 

( 6) Facilities shall be enclosed on all sides by a solid fence that is at least 6 feet in height. 

(7) Material shall not be stockpiled higher than 15 feet. Stockpiled material shall be 
located at least 30 feet from the adjacent public right-of-way. 

(8) Space shall be provided on the site for the anticipated peak customer load to circulate 
and deposit or load material or finished product. A traffic study demonstrating the 
impact of the anticipated truck traffic on adjacent streets shall be submitted to the 
decision maker. 

(9) The facility shall be clearly marked with the name and telephone number of the facility 
operator and the hours of operation. 

(10) The site shall be kept free of litter. 

(11) The site shall be secured from unauthorized entry and removal of material when 
attendants are not present. 

(12) Any permit issued by the City of San Diego shall be void if the facility does not obtain 
other required local and state permits or does not comply with regulations enforced by 
the local enforcement agency, the Air Pollution Control District, or other applicable 
regulatory agencies. 

• 

• 

• 
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Sidewalk cafes may be permitted with a Neighborhood Use Permit in the zones indicated with an 
"N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the provisions 
of this section. 

(a) The decision maker will evaluate the following to determine if a sidewalk cafe is a suitable 
use for the proposed site and will not infringe on the use of the public right-ofway by 
pedestrians: 

( l) The width of the sidewalk; 

(2) The design and relationship of the cafe to other existing or planned uses in the vicinity; 

(3) The amount of pedestrian use and the impact of the cafe's location on pedestrian 
activity; and 

( 4) The ability of the cafe to fit the character of the area, create an outdoor pedestrian plaza, 
intensify pedestrian activity, and make the street activity more attractive. 

(b) A sidewalk cafe may be located within the public right-of-way only in conjunction with, and 
adjacent to, a street-level eating or drinking establishment. 

(c) A sidewalk cafe shall be used only for dining, drinking, and circulation. The cafe may 
provide either waiter/waitress service or self-service. 

(d) The area ofthe sidewalk cafe shall be delineated by a barrier consisting ofrailings,fences, or 
a combination of railings and fences, and planter boxes that are 3 feet in height or less; solid 
walls are not permitted. The barrier may be either permanently installed or moveable; if it is 
moveable, it shall be affixed to the sidewalk while the cafe is open for business. A clear, 
transparent, shatterproof glass or similar material may be used on top of the 3-foot barrier to 
enclose the cafe to minimize windy or cold climatic conditions. The enclosure must meet the 
following requirements. 

(1) The height of the sidewalk cafe barrier plus the clear enclosure shall not exceed 5 feet. 

(2) If an enclosure is used, awnings shall not be used as a cafe covering. 

(e) A clear path, free of all obstructions to the flow of pedestrian traffic, shall be provided in the 
public right-of-way and shall be maintained at all times. Obstructions include traffic signals 
or signs, light standards, parking meters, phone booths, bus stops, trash receptacles, benches, 
trees, and similar objects. The clear path shall be a paved sidewalk that is at least 8 feet 
wide. The clear path shall be measured in the following manner: 

(1) The clear path shall be measured from the outermost point of the sidewalk cafe to the 
curb or to the nearest obstruction within the flow of pedestrian traffic; 

(2) Recesses in the building facade shall not be used to satisfy the clear path requirement; · 
and 

(3) The decision maker may grant an exception to the minimum clear path width if 
pedestrian volumes and existing street conditions are such that no congestion would 
result. 
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(f) The sidewalk cafe shall be designed and operated so that unsafe conditions are not created 
for the physically disabled, blind, or partially sighted. Gates or other objects placed within a 
sidewalk cafe shall not swing or project beyond the delineated perimeter of the cafe. 
Cantilevered projections are not permitted. A change in paving pattern and texture may be 
required to alert pedestrians of a change in sidewalk use. 

(g) No portion of a sidewalk cafe may be located within 8 feet of the entrance to a ground floor 
commercial use other than the entrance to the adjacent restaurant. An exception to the 
minimum distance between sidewalk cafes and adjacent business entrances may be granted 
by the decision maker after a review of existing conditions in the surrounding commercial 
area and on the street adjacent to the sidewalk cafe if the affected, adjacent property owners 
and first floor tenants give notarized, written permission for the encroachment. The 
decision maker's review will take into consideration the effect that the exception may have 
on adjoining businesses in terms of visibility and access. 

(h) Awnings shall be secured to the main building. 

(i) The furnishings of the interior of a sidewalk cafe shall consist solely of moveable tables, 
moveable chairs, and moveable umbrellas. Landscaping may be placed in moveable planters 
or planted in the ground inside the delineated cafe area adjacent to the barrier. Lighting 
fixtures may be permanently affixed to the front of the main building. 

G) The name and type of establishment may be placed on umbrellas or on the valance of an 
awning. Other signs are not permitted on the sidewalk cafe. 

(k) Trash or storage areas shall not be located on or adjacent to the public right--of-way. 

(1) Musical instruments or sound reproduction devices shall not be operated or used within a 
sidewalk cafe. For purposes of enforcement of Municipal Code Section 59.5.0101 et. seq., 
the property line shall be considered the boundary of the sidewalk cafe. 

(m) Sidewalk cafes shall be free oflitter at all times. 

(n) The hours of operation of a sidewalk cafe shall be limited to the hours of operation of the 
associated eating or drinking establishment. 

§ 141.0622 Sports Arenas and Stadiums 

Sports arenas and stadiums may be permitted with a Conditional Use Permit decided in 
accordance with Process Five in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) The design of the structures shall incorporate a variety of architectural elements that help to 
diminish building bulk. 

(b) Larger structures, areas of high activity, and parking areas shall be located to minimize 
impacts to surrounding development that is smaller in scale and less intense. 

(c) Access to the facility shall be as direct as possible from freeways and primary arterials and 
shall avoid residential streets. 

(d) O:ff~street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

Ch. Art. D=;;~"l. -
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(e) All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so that they are not visible, from adjacent development and public 
rights-of-way. 

§ 141.0623 Theaters That Are Outdoor or over 5,000 Square Feet in Size 

Theaters that are outdoor or over 5,000 square feet in size may be permitted with a Conditional 
Use Permit decided in accordance with Process Four in the zones indicated with a "C" in the Use 
Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(b) Hours of operation shall be limited so that neighboring development is not disturbed by noise 
and lights. 

(c) A litter control plan shall be required to keep the facility and adjacent property free of litter. 

(d) .All storage, service, and repair areas shall be located on the site so that they are not visible 
from adjacent development and public rights-of-way. 

§ 141.0624 Veterinary Clinics and Animal Hospitals 

Veterinary clinics and hospitals may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Ba5e Zones) subject to the following regulations . 

(a) Veterinary clinics and hospitals are not permitted in agricultural zones in the future 
urbanizing area, except as an accessory use within a zoological park, or within floodplains 
located in agriculturally zoned areas of the Coastal Overlay Zone. 

(b) Noise resulting from outdoor exercise or treatment areas shall be minimized. 

(c) The facility shall be maintained in a sanitary condition to minimize impact of odors on 
surrounding development. 

§ 141.0625 Zoologicai·Parks 

Zoological parks may be permitted with a Conditional Use Permit decided in accordance with 
Process Five in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article I (Base Zones) subject to the following regulations. 

(a) Zoological parks are not permitted within floodplains located in agriculturally zoned areas of 
the Coastal Overlay Zone. 

(b) Structures and parking areas shall be placed on the site so that they are either located away 
from public rights-of-way or screened by solid fencing or landscaping from view from public 
rights-of-way. 

(c) Off-street parking shall be sufficient to serve the facility without impacting adjacent or 
nearby property . 

Ch. Art. Div. 
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Article 1 : Separately Regulated Use Regulations 

Division 7: Office Use Category-Separately Regulated Uses 

§ 141.0701 Real Estate Sales Offices and Model Homes 

Real estate sales offices and model homes are permitted as a limited use in the zones indicated 
with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. 

(a) Real estate sales offices and model homes are permitted within the boundaries of a 
subdivision while lots are offered for sale to the public for the first time. 

(b) Real estate sales offices and model homes are not permitted within 100 feet of an occupied 
dwelling unit that is not in the same subdivision as the office or model home. 

(c) Real estate sales offices and model homes shall be located within structures that have been 
built in compliance with the provisions of the applicable zone. 

(d) One structure within a subdivision may be used for a real estate sales office. 

(e) For subdivisions of fewer than 65/ots, up to 6 of the dwelling units may be used for model 
homes. 

(t) For subdivisions of 65 or more lots, up to 10 percent of the dwelling units, but not more than 
20 units, may be used for model homes . 

(g) Signs, flags, and other methods of advertising shall comply with Chapter 14, Article 2, 
Division 12 (Sign Regulations). 

(h) Real estate sales offices shall display the land use plan map and the public facilities 
financing plan, if any, that are applicable to the area. The land use plan map shall be at least 
2 feet by 3 feet in size. The display shall be in a prominent location and shall clearly indicate 
that these documents are subject to revision and that further information is available from the 
City of San Diego. 

(i) Real estate sales offices and model home uses shall terminate 2 years after the final 
subdivision map that includes the lots on which the uses are located has been filed in the 
office of the County Recorder or 2 years after the issuance of the last Building Permit for a 
building within the subdivision, whichever is later. 

§ 141.0702 Sex Offender Treatment and Counseling Facilities 

This section regulates medical treatment or counseling facilities that physically or psychologically 
treat five or more sex offenders in one year. 

Sex offender treatment and counseling facilities are permitted as a limited use in the zones 
indicated with an "L" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject 
to the following regulations. 

(a) Exemptions 

( 1) Incidental treatment and counseling services offered by the following organizations 
operating under a Conditional Use Permit are exempt from this section: 
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(A) Churches and places of religious assembly as described in Section 141.0404; 

(B) Residential care facilities as described in Section 141.0312; 

(C) Transitional housing facilities as described in Section 141.0313; 

(D) Hospitals, intermediate care facilities, and nursing facilities as described in Section 
141.0413; 

(E) Social service institutions as described in Section 141.0417; and 

(F) Correctional placement centers as described in Section 141.0406. 

(2) Facilities that perform only court-ordered forensic evaluations are exempt from this 
section. 

(b) Sex offender treatment and counseling facilities are not permitted within 1,000 feet of any 
school. 

• 

• 
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Division 8: Vehicle and Vehicle Equipment Sales and Service Use Category-
Separately Regulated Uses 

§ 141.0801 Automobile Service Stations 

Automobile service stations may be permitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13. Article 1 (Base Zones) subject to the following regulations. 

(a) The following activities may be permitted in automobile service stations: 

(1) Sale and dispensing of engine fuels and lubricants; 

(2) Sale and servicing oftires, batteries, automotive accessories and replacement items; 

(3) Minor automotive maintenance and repair, including all government mandated 
automobile diagnostic evaluations; and 

( 4) Other incidental customer services and products. 

(b) The following activities may be permitted as accessory uses in automobile service stations: 

(1) Sale of groceries and sundries; 

(2) Automatic or manual automobile washing, waxing~ in:terior cleaning and detailing 
services; 

(3) Sale of liquefied or pressurized butane, propane, or natural gas; and 

(4) Other accessory uses similar in nature to the uses listed in this section. 

(c) The minimum street frontage required is as follows: 

(1) 100 feet on one street for a station that engages only in the sale and dispensing of engine 
fuels and lubricants; and 

(2) 150 feet on one street for a station that engages in any two or more activities listed in 
Section 141.0801(a) and (b). 

(d) The minimum setback requirements are as follows: 

(1) For comer lots, the minimum front setback and the minimum street side setback shall be 
the minimum setback required by the zone of the abutting property. 

(2) For interior lots, the minimum front setback shall be the minimum front setback required 
by the zone of the abutting properties. If the required front setbacks of the abutting 
properties differ, the service station is required to provide the greater setback. 

(3) The minimum side setback and the minimum rear setback are as required by the 
applicable zone, except that if the lot abuts residentially zoned property, the minimum 
side or rear setback along the common property line is 15 feet or as required by the zone, 
whichever is greater. 
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(e) Driveways shall be in compliance with Chapter 14, Article 2, Division 5 (Parking 
Regulations) except as provided in the following regulations. 

(1) One driveway up to 35 feet wide may be permitted on each street frontage if it is the only 
driveway on that street frontage and the adjacent street has four or more lanes and is 
classified as a collector street, a major street, or a primary arterial. In all other cases 
driveways shall be no more than 30 feet wide. 

(2) No more than two driveways are permitted for any street or alley frontage. 

(3) Comer lots with an area of20,000 square feet or less shall have no more than three 
driveways per lot. 

(4) No more than one driveway is permitted on any frontage of 100 feet or less. 

(5) Driveways shall be at least 30 feet apart. 

(6) On comer lots, driveways shall be located at least 20 feet from the end of the curb radius. 

(7) No driveway should be located closer than 15 feet to an abutting property line. 

(f) Devices to alert station attendants to entering vehicles shall be located and adjusted so that 
they do not cause noise disturbance to adjoining properties. 

(g) Stations abutting residentially zoned property shall operate only between the hours of 6:00 

• 

a.m. and 12:00 midnight Signs on sites abutting residentially zoned property may be lighted • 
only between the hours of 6:00 a.m. and 12:00 midnight 

(h) Merchandise, material, and products for sale shall be stored and displayed only within an · 
enclosed building, except that motor oil, tires, batteries, and other automotive supplies may be 
displayed at pump islands or adjacent to a building if the display or storage racks and 
containers are designed to appear as an integral part of the pump island or building exterior. 

(i) When a service station is abandoned or the use changed, the property owner shall remove the 
underground tanks in accordance with the procedures of the City of San Diego Fire 
Department and the County of San Diego Health Services Department. 

§ 141.0802 Outdoor Storage and Display of New, Unregistered Motor Vehicles as a Primary 
Use 

Ch. Art. Oiv. 

This use may be permitted with a Conditional Use Permit decided in accordance with Process 
Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) Automobile access to the facility shall be at points of low pedestrian activity and shall be 
located away from any adjacent residential development. 

(b) The facility shall be screened from adjacent residential development by fences or walls and 
landscaping. 

(c) Measures shall be taken to ensure that the ground water table is not adversely affected by the 
increase of impermeable surfaces due to the development of the facility. 

l14j1!8-
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(d) Measures shall be taken to ensure that the water quality is not adversely affected by runoff 
containing fuel and lubricants or other pollutants . 

Ch. Art. Div. 
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Article 1: Separately Regulated Use Regulations 

Division 9: Wholesale, Distribution and Storage Use category-Separately 
Regulated Uses 

§ 141.0901 Impound Storage Yards 

§ 141.0902 

Impound storage yards may be permitted with a Conditional Use Permit decided in accordance 
with Process Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, 
Article 1 (Base Zones) subject to the following regulations. 

(a) Storage of the following vehicles may be permitted: motor vehicles that are being held in 
legal custody and incidental storage of other vehicles and tow equipment. 

(b) Automobile access to the facility shall be at points of low pedestrian activity and shall be 
located away from any adjacent residentially zoned property. 

(c) The facility shall be screened from adjacent development and from the public right-of-way 
by fences or walls and landscaping. 

(d) Limitations on the operation of the facility will be imposed by the decision maker to 
minimize impacts on surrounding development from noise and lights. 

(e) Measures shall be taken to ensure that the ground water table is not adversely affected by the 
increase of impermeable surfaces due to the development of the facility . 

(f) Measures shall be taken to ensure that water quality is not adversely affected by runoff 
containing fuel and lubricants or other pollutants. 

Junk Yards 

Junk yards may be pennitted with a Conditional Use Permit decided in accordance with Process 
Four in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article 1 
(Base Zones) subject to the following regulations. 

(a) Junk yards are not permitted in agricultural zones in the future urbanizing area or within 
floodplains located in agriculturally zoned areas of the Coastal Overlay Zone. 

(b) All material stored in a junk yard shall be kept within an enclosed building or screened from 
neighboring property and the public right-of-way by solid fences or walls and landscaping. 
The height of stored items shall not exceed the height of the screening. 

(c) A litter control program shall be required to ensure that the property is kept free of litter. 

(d) Measures shall be taken to ensure that the ground water table is not adversely affected by the 
increase of impermeable surfaces due to the development of the facility. 

(e) Measures shall be taken to ensure that water quality is not adversely affected by runoff 
containing pollutants. 
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Temporary construction storage yards located off-site are permitted as a limited use in the zones 
indicated with an "L" and may be permitted with a Neighborhood Use Permit in the zones 
indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to the following regulations. 

(a) Temporary construction storage yards located off-site are permitted only in association with 
construction activities permitted in accordance with the Land Development Code. 

(b) Temporary construction storage yards located off-site are permitted only on vacant lots. 

(c) Temporary construction storage yards are not subject to the screening requirements of the 
applicable zone, unless the storage yard abuts residentially zoned property. Screening and 
enclosure materials may be temporary. 

(d) Temporary construction storage yards shall be removed no later than 3 months after 
· construction has been completed and the site shall be restored to its previous condition. 

• 

• 
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Article 1 : Separately Regulated Use Regulations 

Division 10: Industrial Use category-Separately Regulated Uses 

§ 141.1001 Hazardous Waste Research Facilities 

§ 141.1002 

This section regulates structures, and improvements on the land, and all contiguous land that me 
used for research related to the treatment, transfer, storage, resource recovery, disposal, or 
recycling of hazardous waste. 

Hazardous waste research facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) At the time of application for a Conditional Use Permit, the applicant shall provide proof of 
approval of a Research, Development and Demonstration Permit for Hazardous Waste 
Treatment from the Environmental Protection Agency, or any other agency of the United 
States Government, pursuant to the Federal Resources Conservation and Recovery Act. 

(b) The applicant shall provide the City with documentation of the activities that will take place 
on the site and a plan describing the safeguards the applicant will employ to assure that no 
harm comes to the surrounding area as a result of the activities on the site. 

Hazardous Waste Treatment Facilities 

This section regulates structures, and improvements on the land, and all contiguous land that are 
used for the treatment, transfer, storage, resource recovery, disposal, or recycling of hazardous 
waste. 

Hazardous waste treatment facilities may be permitted with a Conditional Use Permit decided in 
accordance with Process Five in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) At least 90 calendar days before applying for a Conditional Use Permit, the applicant shall 
file a notice of intent to apply for the permit with the City Manager and with the Office of 
Permit Assistance in the State Office of Planning and Research. The notice of intent shall 
contain a complete description of the nature, function, and scope of the development. 

(b) Within 90 calendar days ofthe date on which a notice of intent to apply for a Conditional 
Use Permit is filed, the Office of Permit Assistance will, in cooperation with the City 
Manager, convene a public meeting in the City of San Diego to inform the public about the 
nature, function, and scope of the proposed project and the procedures that are required for 
approving applications for the development. 

(c) Within 90 calendar days of the date on which a notice of intent to apply for a Conditional 
Use Permit is filed, the City Council shall appoint a seven-member local assessment 
committee. The membership of the local assessment committee shall be broadly constituted 
to reflect the makeup of the City and shall include three representatives of the City at large, 
two representatives of environmental or public interest groups, and two representatives of 
affected businesses and industries. Members of the committee shall have no direct financial 
interest, as defined in the California Government Code, Section 87103, in the proposed 
development. The City Council shall provide staff resources to assist the local assessment 
committee in performing its duties. The local assessment committee shall cease to exist after 
final administrative action by state and local agencies has been taken on the permit 
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applications. The local assessment committee shall, within the time period prescribed by the 
City Council, do all of the following: 

(1) Adopt rules and procedures that are necessary to perform its duties; 

(2} Represent generally the interest of the residents of the City and the interests of adjacent 
communities in negotiations with the applicant; 

(3} Negotiate with the applicant on the detailed terms, provisions, and conditions for 
project approval that would protect the public health, safety, and general welfare and 
the environment of the City and adjacent communities, and would promote the fiscal 
welfare of the City through special benefits and compensation; 

(4) Receive and expend, subject to the approval of the City Manager and authorization of 
the City Council, the technical assistance grants made available by the Office of Permit 
Assistance in the State Office of Planning and Research to enable the local assessment 
committee to hire an independent consultant to assist the committee in reviewing the 
development and negotiating terms, provisions, and conditions with the applicant; and 

(5} Advise the City Manager, Planning Commission, and City Council of the terms, 
provisions, and conditions for approval that have been agreed upon by the committee 
and the applicant and of any additional information that the committee deems 
appropriate. The· City Manager, Planning Commission, and City Council may use this 
advice for their independent consideration of the development. 

(d) The City Manager will notify the Office of Permit Assistance in the State Office of Planning 
and Research within 10 business days of the date on which an application for a Conditional 
Use Permit is deemed complete by the City. 

( e} Within 60 calendar days of receipt of this notice, the Office of Permit Assistance in the State 
Office of Planning and Research will convene a meeting of the lead agency and responsible 
agencies for the development, the applicant, the local assessment committee, and the 
interested public, to be held in the City of San Diego, to determine the issues that concern 
the agencies that are required to approve the project and the issues that concern the public. 
The City Manager shall provide notice to the public of the date, time, and place of the 
meeting. 

(t) Following the meeting required by Section 141.1003-i(e), the local assessment committee 
and the applicant shall meet and confer on the proposal for the purpose of establishing the 
terms, provisions, and conditions under which the development would be acceptable to the 
community. If the local assessment committee and the applicant cannot resolve any 
differences through the meetings, the Office of Permit Assistance in the State Office of 
Planning and Research may recoiiimend the use of a mediator. 

(g) Pursuant to the California Health and Safety Code, Section 25199.7(g), the applicant shall 
pay a fee, established by the Office of Permit Assistance in the State Office of Planning and 
Research, equal to the cost of hiring independent consultants to review the development. 
The Office of Permit Assistance in the State Office of Planning and Research may use this 
money to make technical assistance grants to the local assessment committee to enable the 

· committee to hire an independent consultant to assist the committee in reviewing the 
development and negotiating terms, provisions, and conditions with the applicant. 

(h) Pursuant to California Health and Safety Code Section 25199. 7(h), the applicant shall pay 
one-half of the costs of any mediation process that may be reeommended by the Office of 

• 

• 

• 
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Pennit Assistance in the State Office of Planning and Research. The remaining costs will be 
paid, upon appropriation by the legislature, from the State General Fund. 

(i) Within 60 calendar days of the date on which the application is deemed complete, and after 
a noticed public hearing, the City Council shall, at the request of the applicant, issue an 
initial written determination on whether the proposed development is consistent with the 
following documents: 

(1) The land use plan and zoning ordinances in effect at the time the application was 
received; and 

(2) The County Hazardous Waste Management Plan authorized by California Health and 
Safety Code Article 3.5 (commencing with Section 25135), if such plan is in effect at 
the time of the application. 

(j) The City Manager shall send a copy of the written determination, made pursuant to Section 
I41.1002(i), to the applicant. 

(k) The determination required by Section 141.1002(i) does not prohibit the City Council from 
making a different determination when the final decision to approve or deny the Conditional 
Use Pennit is made, if the final determination is based on information that was not 
considered at the time the initial determination was made. 

(1) The decision of the City Council regarding the approval, conditions of approval, or denial of 
a Conditional Use Pennit is final unless appealed by the applicant or an interested person to 
the Governor of the State of California, or the Governor's designee, pursuant to California 
Health and Safety Code Article 8.7 (commencing with Section 25199) to Chapter 6.5 of 
Division 20, within 30 calendar days after the date on which the City Council approves or 
denies the Conditional Use Permit. 

Marine-Related Uses in the Coastal Overlay Zone 

Marine-related uses in the Coastal Overlay Zone may be pennitted with a Conditional Use Permit 
decided in accordance with Process Four in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so that they are not visible, from adjacent development and public 
rights-of-way. 

(b) Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

(c) A litter control program is required before approval of the pennit. 

§ 141.1004 Mining and Extractive Industries 

Mining and extractive industries may be pennitted with a Conditional Use Permit decided in 
accordance with Process Four in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) Exemptions. The following activities and persons are exempt from the provisions of this 
section: 
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(1) Prospecting and exploration for minerals of commercial value where less than 1,000 
cubic yards of overburden are removed in any single location of 1 acre or less; 

(2) Any surface mining operation that does not involve the removal of more than 1,000 
cubic yards of minerals, ores, ·and overburden or involve more than 1 acre in any single 
location; 

(3) Surface mining operations that are required by federal law in order to protect a mining 
claim, if the operations are conducted solely for that purpose; and 

(4) Any person who obtained a vested right to conduct a suiface mining operation before 
January 1, 1976, as long as the vested right continues, provided that no substantial 
change is made in the operation except in accordance with the provisions of this section. 
A person shall be deemed to have a vested right if, before January 1, 1976, he or she 
has in good faith and in reliance upon a permit or other authorization, if a permit or 
other authorization was required, diligently commenced surface mining operations and 
incurred substantial liabilities for work and necessary materials. Expenses incurred in 
obtaining the enactment of a resolution in relation to a particular operation or the 
issuance of a permit shall not be deemed liabilities for work or materials. 

(5) Periodic sand removal operations in accordance with an approved flood control 
maintenance and management plan. 

(b) Approval of a reclamation plan, in accordance with the provisions set forth in this section 
and as further provided in the California Surface Mining and Reclamation Act of 1975, 
Article 5, is required before approval of a Conditional Use Permit for mining operations . 

(c) The State Geologist shall be notified by the City Manager of the filing of a Conditional Use 
Permit application to mine. 

(d) Reclamation plans, reports, applications, and other documents submitted in accordance with 
this section are public records unless it can be demonstrated to the satisfaction of the City 
Attorney that the rele~ of this information would reveal production, reserves, or rate of 
depletion that is entitled to protection as proprietary information. The City Attorney shall 
identify the proprietary information as a separate part of each application. A copy of all 
permits, reclamation plans, reports, applications, and other documents submitted in 
accordance with this section, including proprietary information, shall be furnished to the 
District Geologist of the State Division of Mines by the City Manager. Proprietary 
information shall be made available to persons other than the State Geologist only when 
authorized by the mine owner in accordance with Section 2778 of the California Surface 
Mining and Reclamation Act of 1975. 

(e) As a condition of approval for the Conditional Use Permit or the reclamation plan, or both, a 
schedule for periodic inspections of the site shall be established to evaluate continuing 
compliance with the Conditional Use Permit and the reclamation plan, and the applicant 
shall agree to permit the City to enter the site for inspections. The inspections shall occur no 
less frequently than biennially. If the City finds that the mining operator is not following the 
provisions of the reclamation plan, the operator shall be given notice to comply within a 
given time not to exceed 90 calendar days. A copy of the notice shall be given to the owner 
of the land upon which the operations are located. If at the end of the stated time the operator 
is not in compliance, the City Manager may revoke or suspend the Conditional Use Permit 

• 

• 

and/or the reclamation plan until the operator complies or obtains approval of a revised • 
reclamation plan. In addition, the City Manager may require a security to guarantee 
compliance that in his or her judgment is necessary to ensure compliance. The security shall 

Ch. Art. Div. 
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be released when the City Mail.ager determines that the operator is in compliance With the 
provisions of the Conditional Use Permit or the reclamation plan. The security to be 
required may be any of the following: 

(1) A bond or bonds by one or more duly authorized corporate securities; 

(2) A deposit of money or negotiable bonds of the kind approved for securing deposits of 
public moneys; · 

(3) An instrument of credit from one or more financial institutions subject to regulation by 
the state or federal government and pledging that the funds necessary to carry out the 
plan are on deposit and guaranteed for payment; or 

(4) Other security at the option of the mining operator .that is acceptable to the City 
Manager and the City Att~mey. 

(f) Whenever any surface mining operation or portion of an operation that is subject to this 
section is sold, assigned, conveyed, exchanged, or otherwise transferred, the successor in 
interest shall be bound by the provisions of the reclamation plan required by this section. 

(g) Substantial deviations from the approved reclamation plan are not permitted unless 
amendments to the reclamation plan and the Conditional Use Permit have been approved by 
the decision maker in accordance with Process Four. 

(h) In the OR-1-2 zone, the following regulations apply: 

( l) Processing and other related mining activities {such as asphaltic processing) are 
permitted only within the allowable 25% development area. 

(2) All mining and other related mining activities must be consistent with the objectives, 
guidelines, and recommendations in the Multiple Species Conservation Program Plan, 
the California Surface Mining and Reclamation Act of 1975, and the regulations in 
Chapter 14, Article 3, Division 1 (Environmentally Sensitive Lands Regulations). 

(3) Any sand removal actiVities should be monitored for noise impacts to surrounding 
sensitive habitats, and all new sediment removal or mining operations proposed in 
proximity to the MHPA or changes in existing operations, must include noise reduction 
methods that take into consideration the breeding and nesting seasons of sensitive bird 
species. 

(4) All existing and future mined lands adjacent to or within the MHPA shall be reclaimed 
pursuant to the California Surface Mining and Reclamation Act of 1975 and should be 
designed to contribute biologically to the MHPA. Native habitats should be restored as 
much as possible. 

(5) Any permitted mining activity, including reclamation of sand, must consider changes 
and impacts to water quality, water table level, fluvial hydrology, flooding, and habitats 
upstream and downstream and must provide adequate mitigation. 

Newspaper Publishing Plants 

Newspaper publishing plants may be pennitted with a Conditional Use Permit decided in 
accordance with Process Three in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article I (Base Zones) subject to the following regulations. 
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(a) 

(b) 

(c) 

(d) 

(e) 

The design of the structures shall incorpc:nte a variety of architectural elements that help to • 
diminish building bulk. · 

Larger structures, areas of high activity, and par.king areas shall be located to minimize 
impacts to surrounding development that is smaller in scale and less intense. 

Access to the facility shall be as direct as possible from freeways and primary arterials and 
shall avoid residential streets. 

Off-street parking shall be provided at a level sufficient to serve the facility without 
impacting adjacent or nearby property. 

All storage, service, and repair areas shall be located on the site so that they are not visible, 
or shall be screened so that they are not visible, from adjacent development and public 
rights-of-way. 

Processing and Packaging of Plant Products and Animal By-Products Grown Off-
Premises · · 

This use may be permitted with a Conditional Use Permit decided in accordance with Process 
Three in the zones indicated with a "C" in the Use Regulations Tables in Chapter 13, Article I 
(Base Zones) subject to the following regulations. 

(a) Processing and packaging facilities are not permitted adjacent to residentially zoned 
property. 

(b) The location, number, and intensity of other nonagricultural uses located in the vicinity of • 
the proposed establishment will be evaluated to determine the appropriate size and intensity 
of the proposed establishment. 

(c) The amount of noise and odor that might be generated by these facilities will be evaluated to 
determine where they may be located. 

(d) The proximity offreeways, primary arterials, and major streets serving the site will be 
evaluated to determine the appropriate size and intensity of the proposed establishment. 

(e) Off-street parking shall be sufficient to serve the facility without impacting adjacent or 
nearby property. 

§ 141.1007 Very Heavy Industrial Uses 

Ch. Art. Oiv. 

This section regulates the following uses: distillation ofbones; fat rendering; garbage offal or 
dead animal reduction; gas manufacture; glue manufacture; petroleum refming; and stock yards or 
slaughter of animals. 

Very heavy industrial uses may be permitted with a Conditional Use Permit decided in 
accordance with Process Five in the zones indicated with a "C" in the Use Regulations Tables in 
Chapter 13, Article 1 (Base· Zones) subject to the following regulations. 

(a) The operation of these uses shall occur within an enclosed building to the extent possible. 

(b) Any outdoor activities or operations shall be located .on the site so that noise, odors, dust, and • 
fumes generated on the site have minimal impact on surrounding development. 

14 1 10-
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(c) Access to these facilities shall be as direct as possible fromfreeways and primary arterials 
~d shall avoid residential streets. 

(d) The facility shall be designed to protect nearby streams and bodies of water from runoff 
related to the operation of the facility. 

§ 141.1008 Wrecking and Dismantling of Motor Vehicles 

Wrecking and dismantling of motor vehicles may be permitted with a Conditional Use Permit 
decided in accordance with Process Four in the zones indicated with a "C" in the Use Regulations 
Tables in Chapter 13, Article 1 (Base Zones) subject to the following regulations. 

(a) All storage shall be within an enclosed building or screened from the public right-of-way by 
fences or walls and landscaping. Stored items shall not be stacked to a height that exceeds 
the height of the screening. 

(b) A litter control program is required before approval of the permit. 

(c) A pest control program is required before approval of the permit. 

(d) Hours of operation shall be limited so that neighboring residential development is not 
disturbed by noise and lights. 

(e) Measures shall be taken to ensure that the ground water table is not adversely affected by the 
increase of impermeable surfaces due to the development of the facility . 

(f) Measures shall be taken to ensure that the water quality is not adversely affected by runoff of 
fuel, lubricants, or other pollutants . 

Ch. Art. Div. 
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Article 1 : Separately Regulated Use Regulations 

Division 11: Sign Use Category-Separately Regulated Uses 

§ 141.1101 Revolving Projecting Signs 

Revolving projecting signs may be pennitted with a Neighborhood Use Permit in the zones 
indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to the following regulations. 

(a) Revolving projecting signs may be permitted only in Sign Category "A" as described in 
Section 142.1220. 

(b) The maximum speed of revolution shall not exceed 6 revolutions per minute. 

(c) The sign may be illuminated ·but shall not have a flashing or intermittent light or light source. 

(d) The sign shall be installed at least 100 feet from the property line of residentially zoned 
property. 

§ 141.1102 Signs with Automatic Changing Copy 

Signs with automatic changing copy may be pennitted with a Neighborhood Use Permit in the 
zones indicated with an ''N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to the following regulations . 

(a) Automatic changing copy may be permitted only on primary ground or wall signs. 

(b) Automatic changing copy shall be electronically controlled and shall have a remote-control 
capacity. 

(c) Signs with automatic changing copy may include only the following information: 

(1) Time, temperature, weather, news, and other similar information; 

(2) Messages pertaining to public events sponsored or promoted by civic, charitable, or 
other similar organizations; and 

(3) Messages directing attention to any product that is available or establishment that is 
located on the premises at the time that the message is displayed. 

(d) Display of messages and information on signs with automatic changing copy may be 
provided by one of the following methods only: 

( 1) Message Center. A changing message contained within the sign area of the sign that 
remains constant for a minimum period of time with a total blackout between message 
changes. The message shall not travel or appear to travel in any direction. 

(2) Electronic Reader Board. A horizontally or vertically traveling, printed or written 
message that travels or appears to travel continuously. The characters incorporated into 
any message shall remain constant with no change in hue or intensity as they travel. 
Electronic reader boards shall be installed so that no portion containing automatic 
changing copy is visible from a public right-of-way. 
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(3) Multi-Vision Board. A message on panels that rotate in sequence to create a minimum 
of three visually different presentations. The copy shall not travel or appear to travel in 
any direction or change in hue or intensity. Multi-vision boards shall be installed so 
that no portion containing sign copy is visible from a public right-of-way. 

(e) The sign copy area shall be reduced in light intensity at night by an automatic intensity 
control that is incOipOrated into the sign. 

§ 141.1103 Theater Marquees 

Theater marquees may be permitted with a Neighborhood Use Permit in the zones indicated with 
an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) subject to the 
following regulations. 

{a) Theater marquees that existed before AprilS, 1973 are exempt from the provisions of this 
section. 

{b) The decision maker will review and may impose conditions on changeable copy and trailing 
lights when on theater marquees that project over the public right-of-way. 

§ 141.1104 Community Identification Signs 

Community identification signs may be permitted with a Neighborhood Use Permit in the zones 
indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
subject to ·the following regulations. 

(a) Community Entry Signs 

{1) No more than one sign shall be installed on each major approach to the community, 
with no more than four signs in total for the community. 

{2) Community entry signs shall not encroach into the public right-of-way but shall be 
located within 12 feet of the public right-of-way. 

{3) The signs shall be ground-mounted and stationary. 

{ 4) The area of the sign that identifies the community shall not exceed 4 feet in height or 8 
feet in length. An area of equivalent dimensions may be used for individual signs or 
symbols identifying civic or fraternal organizations. Information pertaining to the date, 
time, and place of meetings or services may be provided. Directions or commercial 
advertising is not permitted. These individual signs or symbols shall not exceed 2 feet 
in height or length each. 

(5) Community entry signs may be illuminated only with low intensity, ground-mounted 
flood lights. 

{b) Neighborhood Area Identification Signs 

{1) No more than one sign shall be permitted at an entrance to a neighborhood, with no 
more than four signs in total for a neighborhood area. 

• 

• 

(2) Neighborhood area identification signs shall not be located within 6 feefofthe public • 
right-of-way. 
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(3) Signs shall be one of the following types: 

(A) Monument signs not exceeding 4 feet in height or 6 feet in length. The sign copy 
area shall not exceed two-thirds of the sign face; or 

(B) Signs on freestanding walls not exceeding 6 feet in height and 20 square feet in 
sign copy area. 

( 4) The information on the signs shall be limited to the identification of the neighborhood 
area. Directional, commercial, or institutionally oriented information is not permitted. 

(5) Neighborhood area identification signs may be illuminated only with low intensity 
ground-mounted flood lights. 

(6) Neighborhood area identification signs shall be constructed of stone, brick, adobe, 
rough-hewn wood, logs, beams, planks, or similar materials. Plywood signs are not 
permitted. 

§ 141.11 05 Reallocation of Sign Area Allowance 

Reallocation of sign area allowance may be permitted with a Neighborhood Use Permit in the 
zones indicated with an "N" in the Use Regulations Tables in Chapter 13, Article 1 (Base Zones) 
if the proposed signs, as a whole, are in conformance with the intent of the sign regulations and if 
the exceptions result in an improved relationship among the signs and building facades on the 
premises . 



• 

• 

• 

,.. Chapter 14: General Regulations Final Draft - 09/05/97 

Article 2: General Development Regulations 

Division 1 : Grading Regulations 

§ 142.0101 Purpose of Grading Regulations 

The purpose of these regulations is to address slope stability, protection of property, erosion 
control, water quality, and landform preservation and to protect the public health, safety, and 
welfare of persons, property, and the environment. 

§ 142.0102 When Grading Regulations Apply 

This division applies to all grading work, whether or not a perqlit or other approval is required. 

§ 142.0103 When a Permit Is Required for Grading 

§ 142.0130 

§ 142.0131 

(a) A Grading Permit is required for any grading work specified in Section 129.0602. 

(b) A Site Development Permit is required for any grading that results in the creation of a slope 
with a gradient steeper than 25 percent (4 horizontal feet to I vertical foot) and a height of25 
feet or more in accordance with Chapter 12, Article 6, Division 5 (Site Development 
Permits). 

Development Standards for Grading 

All grading shall be designed and performed in conformance with applicable City Council 
policies and the standards established in the Land Development Manual. 

Geotechnical Report Requirements 

(a) All grading shall be designed to incorporate the recommendations of any required 
geotechnical reports. 

(b) All geotechnical reports shall be prepared in accordance with the standards established in 
the Land Development Manual. 

§ 142.0132 Uncontrolled Embankment Regulations 

(a) The construction of an uncontrolled embankment may be permitted only when, in the 
opinion of the City Engineer, the construction would not endanger the public health, safety, 
and welfare. 

(b) The grading plans shall clearly indicate the limits of the uncontrolled embankment to be 
constructed. 

(c) The property owner shall enter into a maintenance agreement that contains the following 
provisions and any other provisions that may, in the opinion of the City Engineer, afford 
protection to the property owner, adjacent properties, and the City: 

(l) The grading work is an uncontrolled embankment and shall be constructed in 
accordance with plans approved by the City Engineer; 

Ch. Art. Div .. ___ _ 

14T2~ 1--·· ··-'--------~ 



>Chapter 14: General Regulations Final Draft - 09/05197 

§ 142.0132 
Cont'd 

(2) The property owner acknowledges that as an uncontrolled embankment, a Building 
Permit shall not be issued on the site unless a soils analysis of the uncontrolled 

· embankment and a foundation design are submitted and approved; and 

(3) The grading work shall be done and maintained in a safe and sanitary manner at the 
sole cost, risk, and responsibility of the property owner and his or her successors in 
interest, who shall hold the City harmless. 

(d) Maintenance agreements for uncontrolled embankment shall be recorded in the office of the 
County Recorder. 

§ 142.0133 Slope Gradient 

(a) All constructed slopes shall be designed for proper stability considering both geological and 
soil properties. 

(b) Cut and fill slopes less than 10 feet in height shall not exceed a gradient of 66 percent (1-~ 
horizontal feet to 1 vertical foot). 

(c) Cut and fill slopes greater than 10 feet in height shall not exceed a gradient of 50 percent (2 
horizontal feet to 1 vertical foot). 

(d) Cut slopes greater than 10 feet in height that exceed a gradient of 50 percent (2 horizontal 
feet to 1 vertical foot) but do not exceed a gradient of 66 percent (1-~ horizontal feet to 1 
vertical foot) may be approved by the City Engineer if the slopes comply with one of the 

• 

following: • 

(1) The underlying bedrock and soil supporting the slope, and the materials to be exposed 
on cut slopes, shall have strength characteristics sufficient to provide a stable slope with 
a factor of safety of not less than 1-1/2 for static loads and will not pose a danger to 
persons or property. This determination shall be based on a geotechnical repon 
containing the results of surface and subsurface exploration and analysis by a 
geotechnical engineer, or a qualified civil engineer and an engineering geologist; or 

(2) The slope shall be revegetated in accordance with a plan prepared by a landscape 
architect or other professional authorized to prepare landscape plans by the State 
Business and Professions Code. The plan shall incorporate the recommendations of the 
geotechnical report and the agronomic soils test report. 

(e) Where extraordinary conditions exist to the extent that compliance with the standards of this 
section would be infeasible, the City Engineer may authorize slopes steeper than those 
specified in Section 142.0133(b), (c), and (d). A determination that such steeper slopes are 
warranted shall be based upon the required soils and geologic investigations that clearly 
demonstrate that the steeper slope will be stable and not endanger the public health, safety, 
and welfare. Extraordinary conditions include the excavation of solid rock or street 
construction within a confined public right-of-way width. 

§ 142.0134 Retaining Walls and Structurally Enhanced Fill 

Reinforced earth or structurally enhanced fill slopes shall be considered retaining walls and shall 
comply with the height limits and construction material requirements in Chapter 14 Article 2, • 
Division 3 (Fence Regulations). 
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§ 142.0135 Grading Within the 1 OG-year Floodplain 

Grading within the 100-year floodplain shall comply with Chapter 14, Article 2, Division 2 
(Drainage Regulations) and Chapter 14, Article 3, Division 1 (Environmentally Sensitive Lands 
Regulations). 

§ 142.0144 Grading Within Environmentally Sensitive Lands 

Grading within environmentally sensitive lands shall comply with Chapter 14, Article 3, Division 
I (Environmentally Sensitive Lands Regulations). 

§ 142.0145 Performance of Grading 

All persons performing grading work shall be responsible to provide safe and stable slopes and to 
protect water quality. 

§ 142.0146 Erosion and Siltation Control 

(a) All grading work shall incorporate erosion and siltation control measures in accordance with 
Chapter 14, Article 2, Division 4 (Landscape Regulations) and the standards established in 
the Land Development Manual. 

(b) For erosion and siltation control, the City Manager may require temporary or permanent 
siltation basins, energy dissipaters, or other measures as field conditions warrant, whether or 
not such measures are a part of approved plans. 

(c) Grading of pr.operties within the Coastal Overlay Zone that drain into Los Penasquitos 
Lagoon or San Dieguito Lagoon- shall comply with the Erosion Control Measures for North 
City Areas Draining to Los Penasquitos or San Dieguito Lagoons, on file in the office of the 
City Clerk as Document No. 00-17068. 

§ 142.0147 Revegetation Requirements 

All graded areas including manufactured slopes and disturbed areas other than manufactured 
slopes shall be revegetated in accordance with Chapter 14, Article 2, Division 4 (Landscape 
Regulations). 

§ 142.0148 Protection of Adjacent Properties and Public Rights-of-Way 

During grading, the property owner shall take all necessary measures to protect adjacent property 
and public rights-of-way from damage that may result from the work. The property owner shall 
provide fences or barricades needed to eliminate any hazard to the public in their normal use of 
the property or public right-of-way as follows: 

(a) Where a temporary excavation is adjacent to an existing developed public right-of-way or 
other public property and the slope gradient is SO percent (2 horizontal feet to 1 vertical foot) 
or steeper or the height of the excavation is more than 6 feet, temporary fences or barricades 
shall be provided adjacent to the excavation satisfactory to the City Engineer. The fences or 
barricades shall be constructed and maintained as long as the hazard resulting from the 
excavation exists . 
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Where a permanent excavation is adjacent to an existing developed public right-of-way or 
other public property and the slope gradient is SO percent (2 horizontal feet to 1 vertical foot) 
or steeper, the height of the excavation is more than 6 feet, and the top of the slope is within 
10 feet of the public right-of-way, the property owner shall construct a permanent, 4-foot
highfence adjacent to the public right-of-way, satisfactory to the City Engineer. 

(c) The City Engineer may modifY the requirements of this section where it is evident that the 
grading work will present no hazard to the adjacent property or public rights-of-way. 

§ 142.0149 Replacement for Damages 

Ch. Art. Oiv. 

If the City or a public utility needs to place, replace, or maintain a facility within a public right-of
way, public service easement, or public property over which private grading has been done, the 
party responsible for the private grading shall pay that portion of the cost of placement, · 
replacement, or maintenance caused by the construction or existence of the private grading work. 
The costs of placing, replacing, or maintaining the facility shall include the cost of obtaining any 
alternate public right-of-way if the facility needs to be relocated because of the private grading 
work. 

!14. 2: 1 •• 
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Article 2: General Development Regulations 

Division 2: Drainage Regulations 

§ 142.0201 Purpose of Drainage Regulations 

The purpose of this division is to regulate the development of, and impacts to, drainage facilities 
and to minimize hazards due to flooding while minimizing the need for construction of flood 
control facilities, to minimize impacts to environmentally sensitive lands, to implement the 
provisions of federal and state regulations, and to protect the public health, safety, and welfare. 

§ 142.0202 When Drainage Regulations Apply 

This division shall apply to all development in the City, whether or not a permit or other approval 
is required. 

§ 142.0210 Construction Standards 

§ 142.0220 

§ 142.0230 

All drainage and flood control facilities shall be constructed in accordance with standards 
established in the Land Development Manual, the Standard Specifications for Public Works, and 
any City-adopted supplements. 

Stormwater Management and Discharge Control 

All development shall comply with Municipal Code Chapter 4, Article 3 (Stormwater 
Management and Discharge Control). 

Development Within the 10Q-Year Floodplain 

All development within the 100-year floodplain shall comply with Chapter 14, Article 3, Division 
1 (Environmentally Sensitive Lands Regulations). 

Ch. Art. Div. 
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Article 2: General Development Regulations 

Division 3: Fence Regulations 

§ 142.0301 Purpose of Fence Regulations 

The purpose of these regulations is to maintain adequate visibility on private property and in 
public rights-of-way, to maintain the openness of front and street side yards, to protect the light 
and air to abutting properties, and to provide adequate screening by regulating the height, 
location, and design offences and retaining walls. 

§ 142.0305 When Fence Regulations Apply 

(a) This division applies to the construction of allfonces and retaining walls, whether or not a 
pennit or other approval is required. 

(b) Table 142-03A shows the applicable regulations and the type of permit required by this 
division, if any, for specific types offences. 

Table 142..03A 
Fence Regulations Applicability 

TYPE OF DEVELOPMENT APPUCABLEREGULATIONS REQUIRED PERMIT 
PROPOSAL TYPE/ 

DECISION PROCESS 

Any fence with a height less than Sections 142.0310·142.0330, 142.0360- No permit required by this 
6feet 142.0380 division 

Any fence with a height of 6 feet Sections 142.0310-142.0330, 142.0360· Building PermiVProcess 
or greater 142.0380 One 

Any retaining wall with a height Sections 142.0340, 142.0370, 142.0380 No permit required by this 
less than 3 feet division 

Any retaining wall with a height of Sections 142.0340, 142.0370, 142.0380 Building PermiV Process 
3 feet or greater One 

Any fence or retaining wall Section 142.0350 Neighborhood 
exceeding the height permitted in Development 
Section 142.0310, 142.0320, Permit/Process Two 
142.0330, and 142.0340. 

§ 142.0310 General Fence· Regulations for All Zones 

(a) Location and Height of Fences 

(1) No portion of a fence shall extend beyond the propeny line of the premises into the 
public right-of-way unless an Public Right-of-way pennit has been obtained. 

(2) Up to 30 percent of the length of a fence may exceed the height limits specified in this 
division by up to 6 inches. 

(3) Fence height shall be measured in accordance with Section 113.0270(b) . 

Ch. Art. Di~.-'l. -
__ 1_£ __ ~ -"-~--~ 
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Fences in visibility areas shall not exceed 3 feet in height. 

Final Draft • 09/05/97 

(c) Fence Height in Required Front Yards and Required Street Side Yards 

(1) Solid Fences 

(A) Solid fences located on the front or street side property line shall not exceed 3 feet 
in height except as provided in Section 142.0310(c)(l)(C). 

(B) The height of a solid fence located in a required yard may increase as the fence is 
placed farther from the front or street side property line. No portion of the fence 
shall exceed the height established by a line drawn beginning at a point 3 feet 
above grade at the property line and ending at a point 6 feet above grade at the 
setback line, as shown in - 142..03A. 

Diagram 142-o3A 
Solid Fence-Height Umlt 

/Fence or waH ahaH not be T _ ~ -h~~ thla line 

e· -

Setback Nne oratreet 
aide property one 

(C) Solid fences located in a required yard that abuts a major street, primary arterial, or 
freeway, as identified in the applicable land use plan, are permitted up to 6 feet in 
height if there is at least one horizontal or vertical offset for every 120 square feet 
offence area. The offset shall be at least 12 inches wide with a minimum reveal of 
4 inches. See Diagram 142-03B. 

• 

• 

• 
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(2) Open Fences 

Diagram 142-o3B 
Vertical and Horizontal Offsets 

(A) Standard, all metal chain link fences located on the front or street side property 
line shall not exceed 3 feet in height. Other open fences are permitted up to 6 feet 
in height. 

(B) The height of an open fence located in a required yard may increase as the fence is 
placed farther from the front or street side property line. No portion of the fence 
shall exceed the height established by a line drawn beginning at a point 6 feet 
above grade at the property line and ending at a point 9 feet above grade at the 
setback line, as shown in Diagram 142-03C. 

Diagram 142-o3C 
Open Fence-Height Limit 

L 
Fence or wall shall not be 

t _ _ h~er than this line 

-- --.....1'-
9' I 

s· 

Setback line 

(3) Combination (Open and Solid) Fences 

(A) On the front or street side property line, an open fence is permitted on top of a 
solid fence, provided that the solid fence and any chain link fence do not each 
exceed 3 feet in height and the total height does not exceed 6 feet. 

(B) The height of a combination fence tmtY increase as the fence is placed farther from 
the front or street side property line. No portion of the fence shall exceed the 
height established by a line drawn beginning at a point 6 feet above grade at the 
property line and ending at a point 9 feet above grade at the setback line. Where a 
visibility area is required, the beginning point shall be measured 6 feet above any 
point of intersection of the perimeter of the visibility area and the side or rear 
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property line, as shown in Diagram l42~3D. 

Diagram 142..Q3D 
Combination Fence-Height Limit with Visibility Area 

Point of intersection · 

of the visibility area "'""c--------
the side property line 

t -- E" -- -..,!<,. 
9' l I 
~ • 6 ' Property line 

i '"...,...-

STREET 

Front yard 
I ----------· 

I I 
I -o : 

I I I J.l 
I I I~ : 
I I I .. I L.._ __________ _....--: 
: I 
L------------·----~------··---• 

(C) Vertical elements such as colunins or posts shall be provided at least every 15 feet 
on a combinationfence. Each vertical element shall be at least 6 inches wide 
(unfinished dimension), measured along the face of the fence as shown in Diagram 
142-03E. 

• 

(D) If wire fence material is used for the open portion of the fence, a horizontal element 
shall be provided along the top of the wire fence. This element shall be at least 1-
~ inches wide with a minimum reveal of 1-~ inches, as shown in Diagram 142- •. 
03E. 

Diagram 142..Q3E 
Combination Fence-Vertical and Horizontal Elements 

112• Min. Reveal 

( 4) Fence Height Exception in Required Street Side Yards 

Ch. Art Div. 
11412!3 •• 

Solid fences located in the required street side yard of a lot with a rear yard that abuts the 
rear yard of another lot, as shown in Diagram 142-03F, are permitted up to 6 feet in height. • 
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Diagram 142-o3F 
Fence in Street Side Yard 
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(d) Fence Height in Required Side Yards and Required Rear Yards 

Fences located in required side yards and required rear yards are permitted up to 9 feet in 
height. Any portion of the fence above 6 feet in height shall be an open fence. 

(e) Fence Height Outside ofRequired Yards 

(1) Fences located outside ofrequiredyards, other than those listed in Section 
142.0310(e)(2), shall not exceed 10 feet in height in open space, agricultural, and 
residential zones and 12 feet in height in commercial and industrial zones. These fences 
may be solid fences, open fences, or combination fences . 

(2) The followingfences are permitted outside of required yards up to the maximum 
structure height specified in the zone: 

(A) Open fences enclosing tennis, badminton, volleyball, and other recreational and 
public facilities; 

(B) Building, court, and wing walls or other integral portions of a building; and 

(C) Open and solid fences in commercial and industrial zones. 

§ 142.0320 Exception to the General Fence Regulations for Residential Zones 

In the Residential Townhouse (RT) zones, fences located in the required rear yard along an alley 
adjacent to a garage are permitted up to 10 feet in height. If a roof deck is located on the garage, 
the fence may extend to the height of the roof deck railing, provided that the fence design is 
consistent with that of the railing. 

§ 142.0330 Exceptions to the General Fence Regulations for Commercial and Industrial 
Zones 

(a) Fences in Required Rear Yards and Required Side Yards 

( 1) Solid fences located in the required rear and side yards of commercially zoned property 
abutting a residentially zoned lot are permitted up to 9 feet in height. 

(2) Solid fences located in required rear and side yards of industrially zoned property are 
permitted up to 9 feet in height. 
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(1) A solid fence shall be constructed along all portions of commercially and industrially 
zoned lots that abut residentially zoned lots, unless there is a grade separation of more 
than 30 feet between the building pads of the abutting lots. Any gates provided in 
required fences shall also be solid. The fence and gate shall be 3 feet in height in 
required front and street side yards and shall be at least 6 feet but not more than 9 feet in 
height in required side and rear yards. If there is a grade difference of 30 feet or less 
between the building pads of the commercially or industrially zoned lot and the 
residentially zoned lot, the required 6-foot fence shall be located at the top of the slope 
between the two lots. 

(2) Vehicular use areas located in or adjacent to required front or street side yards shall be 
screened by a fence or landscaping of at least 3 feet in height This screen shall be 
separated from the adjacent public right-of-way by a landscape strip that is at least 3 
feet wide. 

§ 142.0340 Retaining Wall Regulations in All Zones 

(a) Location and Height of Retaining Wall 

(1) No portion of a retaining wall shall extend beyond the property line of the premises 
into the public right-of-way unless an encroachment permit has been obtained. 

(2) Up to 30 percent of the length of a retaining wall may exceed the height limits specified 
in this division by up to 6 inches. 

(3) Retaining wall height shall be measured in accordance with Section 113.0270(b). 

(b) Retaining Wall Height in Visibility Areas 

Retaining walls in visibility areas shall not exceed 3 feet in height except that a retaining 
wall maybe constructed to maintain an existing cut bank adjacent to a public right-of-way, if 
the wall follows the contours of the slope. 

(c) Retaining Wall Height in Required Front Yards and Required Street Side Yards 

(1) Two retainingwalls with a maximum height of3 feet each are permitted in the required 
front and street side yard if the two retaining walls are separated by a minimum 
horizontal distance equal to the height of the upper wall. See Diagram 142-030. 

(2) An open fence not exceeding 3 feet, 6 inches in height is permitted on the top of the 
upper wall section, or an open fence which in combination with the upper wall section 
does not exceed 6 feet in height is permitted. 

(3) Retaining walls of 3 feet in height or greater shall have at least one horizontal or vertical 
offset for each 120 square feet of wall area. The horizontal or vertical offset shall be at 
least 12 inches wide with a minimum reveal of 4 inches. 

(d) Retaining Wall Height in Required Front Yards and Required Street Side Yards 

• 

• 

(1) Two retaining walls with a maximum height of 6 feet each are permitted in the required • 
front and street side yard if the two retaining walls are separated by a minimum 
horizontal distance equal to the height of the upper wall. See Diagram 142-03G. 
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(2) An open fence not to exceed 3 feet, 6 inches in height is permitted on top of the upper 
retaining wall. 

Diagram 142-o3G 
Retaining Wall Requirements 

Horizontal separation equal to 
or less than height of upper wall 

(e) Retaining Wall Height Outside of Required Yards 

Retaining walls located outside of the required yards shall not exceed 12 feet in height. 

(t) Exceptions to Retaining Wall Height 

(1) Retaining walls that abut a public alley are not required to be separated into two wall 
sections, and a solid fence up to 6 feet in height may be provided on top of the retaining 
wall if it is 6 feet high or less. 

(2) The height of a retaining wall and associated fencing that border an access to 
underground parking shall be measured from the street grade. 

(3) In commercial and industrial zones, a retaining wall not exceeding 9 feet in height is 
permitted in the required side and rear yards and shall not be required to provide a 
horizontal separation between walls . 
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§ 142.0350 Neighborhood Development Permit for Height Exception 

A Neighborhood Development Pennit may be requested to permit an increase of up to 20 percent 
in the fence and retaining wall height limits in Sections 142.0310, 142.0320, 142.0330, and 
142.0340. The decision maker may approve a Neighborhood Development Pennit for a height 
exception only if one of the following circumstances exists: 

(a) The increase in height is justified because of variations in grade on the site or abutting the 
site; 

(b) The increase in height is justified because it conforms to the predominant height offences or 
retaining walls in the neighborhood; or 

(c) The increase in height is necessary for the health and safety of persons on the property. 

§ 142.0360 Electrically Charged and Sharp-Pointed Fence Regulations 

(a) ElectricaUy Charged Fences 

(1) Electrically charged fences are permitted in the IH and IS zones and for agricultural 
uses in agricultural zones if the fence is at least 600 feet from a residential zone. 

(2) Electrically charged fences must be approved by the Underwriter's Laboratory or subject 
to the approval of the City Manager. · 

(3) Electrically charged fences shall bear an identifying and warning sign every 100 linear 
feet or fraction thereof. 

(b) Sharp-Pointed Metal Fences 

Sharp-pointed metal fences are permitted for agricultural uses in agricultural zones only. 

§ 142.0370 Construction Materials for Fences and Retaining Walls 

(a) Solid fences shall be constructed of wood, brick, block, stone, ftame.stucco, tile, metal, 
opaque plastic, or other similar material. Plywood is not a permitted fence material. 

(b) Open fences shall be constructed of materials such as wood, ornamental iron, metal, screen 
or decorative block, or translucent plastic or similar material. 

(c) Solid and open fences constructed of polyvinyl cltloride (PVC) or similar material are 
permitted only ifthematerial is prefabricated and manufactured as afence. 

(d) Solid and open fences shall be constructed of new material or used material in good 
condition. 

(e) Metal fences in required front and street side yards shall be covered with a colored finish 
other than galvanized metal in all zones except the IH, IS, IL, AG and AR zones. 

• 

• 

(f) Natural living plant material is not considered fence material and is not regulated by this • 
division. 



• 
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§ 142.0380 Fence and Retaining Wall Maintenance 

(a) Property owners shall maintain fences and retaining walls free from dilapidated or dangerous 
conditions. 

(b) Property owners shall maintainfences and retaining walls in a graffiti-free condition . 
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Article 2: General Development Regulations 

Division 4: Landscape Regulations 

§ 142.0401 Purpose of Landscape Regulations 

The purpose of these regulations is to minimize the erosion of slopes and disturbed lands through 
revegetation; to conserve energy by the provision of shade trees over streets, sidewalks, parking 
areas, and other paving; to conserve water through low-water-using planting and irrigation design; 
to reduce the risk of fire through site design and the management of flammable vegetation ; and to 
improve the appearance of the built environment by increasing the quality and quantity of 
landscaping visible from public rights-of-way, private streets, and adjacent properties, with the 
emphasis on landscaping as viewed from public rights-of-way. 

§ 142.0402 When Landscape Regulations Apply 

(a) This division applies to all proposed planting and irrigation work. 

(b) Table 142..Q4A provides the applicable regulations and type of permit required by this 
division for the landscaping required in conjunction with the specific types of development 
proposals. Any project that proposes more than one of the types of development shown is 
su~ject to all of the regulations for each type of development. 

Table 142-o4A 
Landscape Regulations Applicability 

Ch. Art. Div. 
=-.f!~.2~~- i •• 
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Type of Development Proposal 

ColumnA ColumnS ColumnC 

1. New structures that Groats floor atea (in Zone or Proposed Use 
equal or exceed the square feet) Category 
gross floor area shown 

RM or Commercial Zones; or (Column B), and are 1,000sf 
located in the zone or Multiple Dwelling Unit 
are proposing the use Residential use subeategol}' 
categol}' shown or Commercial Development 
(Column C) 

5,000sf Industrial Zones; or Industrial 
Development 

2. Additions to structures Gross floor atea or ZOne or Proposed Use 
oraddmonalstructures Percent Increase In Category 
on developed propel1ies gross floor atea (In 
that exceed the gross square feet or 
ffoor area shown or that percentage of lot 
increase the gross floor area) 
area by the percent 
shown (Column B), and 1,000 sf or 20 percent Multiple DweiHng Unit 
are located in the zone increase Residential Zones or use 
or are proposing the subCategory 
categol}' of use shown 

1,000 sf or 10 percent Commercial Zones; or (Column C) 
increase Commercial Development 

5,000 sf or 20 percent Industrial Zones; or Industrial 
increase Development 

3. New permanent parking and vehicular use area for four or more vehicles 
includng access to the spaces, excluding parking for single dwelling unit uses on 
a single lot in single dweiHng unit zones 

4. New temporary parking and vehicular use area for four or more vehicles 
including access to the spaces, excludng parking for single dweiHng unit uses on 
a single lot in single dweiHng unitzones 

5. Additions or modifiCations to existing permanent or temporary parking and 
vehicular use area that increase the number of parking spaces by four or more 

6. Single dweiHng unit residential use projects proposing new private or public 
rights-of-way 

7. Projects proposing slopes with gradients steeper than 4:1 (4 horizontal feet to 1 
vertical foot) that are 5 feet or greater in height 

8. Projects creating disturbed areas of bare soils, or projects with existing disturbed 
areas 

9. New structures; additions to structures; or subdivisions that create lots where 
new structures could be located on properties acf,laCent to any contiguous, highly 
flammable area of native or naturaDzed vegetation greater than 1 0 acres or 
contiguous area of native or naturalized vegetation greater than 50 acres 

10. Existing structures on properties that are adjacent to any area of highly 
flammable native or naturalized vegetation 

Final Draft - 09/05197 

Applicable Required 
Regulations Permit Type/ • Decision 

Process 

142.0403-
142.0407, Building 

142.0409, Permit/ 

and 142.0413 Process One 

142.0403-
142.0407, Building 
142.0409, Permit/ 
142.0410(a), Process One 
and 142.0413 

142.0403, Building 
142.0406- Permit/ 
142.0409, Process One • and 142.0413 

142.0403, Building 
142.0408, Permit! 
142.0409, Process One 
and 142.0413 

142.0403, Building 
142.0408, Permit/ 
142.0409, Process One 
142.0410(b), 
and 142.0413 

142.0403, Building 
142.0409, Permit! 
and 142.0413 Process One 

142.0403, Building 
142.0411, Permit/ 
and 142.0413 Process One 

142.0403, No permit 
142.0411, required by 
and 142.0413 this division 

142.0403, Building 
142.0412, Permit/ 
and 142.0413 Process One 

142.0403, No permit 
142.0412, required by 
and 142.0413 this division 



• 
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Type of Development Proposal 

11. New trees or shrubs planted in the public right-of-way 

Applicable Required 
Regulations Permit Type/ 

Decision 
Process 

142.0403 Public Right· 
and 144.0409 Of-Way 

Permit/ 
Process One 

§ 142.0403 General Planting and Irrigation Requirements 

All planting, irrigation, brush management, and landscape-related improvements required by this 
division must comply with the regulations in this section and with the Landscape Standards in the 
Land Development Manual. 

(a) Plant Point Schedule 

Table 142-04B assigns plant points based on plant type and size and applies where plant 
points are required by this division. 

Proposed Plant Material 

Plant Type 

Proposed Shrub 

Proposed Dwarf Palm 

Proposed Tree 

Proposed Broad Headed 
Feather Palm Tree 

Proposed Feather Palm Tree 

Proposed Fan Palm Tree 

Table 142-048 
Plant Point Schedule 

Plant Size 

1-gallon 

5-gallon 

15-gallon or larger 

Per foot of brown trunk height 

5-gallon 

15-gallon 

24-inch box 

30-inch box 

36-inch box 

42-inch box 

48-inch box and larger 

Per foot of brown trunk height 

Per foot of brown trunk height up to 20 feet in height 

each feather palm tree over 20 feet in height 

Per foot of brown trunk height up to 20 feet in height 

each fan palm tree over 20 feet ln height 

Plant Points Achieved 
per Plant 

1.0 

2.0 

10.0 

5.0 

5.0 

10.0 

20.0 

30.0 

50.0 

70.0 

100.0 

5.0 

3.0 

60.0 

1.5 

30.0 
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Existing Plant Material Plant Points Achieved 

Plant Type Plant Size 
per Plant 

Existing Shrub 12-inch to 24-inch spread and height 4.0 

24-inch and larger spread and height 15.0 

Existing Native Tree 2-inch caliper measured at 4 feet above grade 100.0 

each additional inch beyond 2 inches 50.0 

Existing Non-Native Tree 2-inch caliper measured at 4 feet above grade 50.0 

each additional inch beyond 2 inches 25.0 

Existing Broad Headed Per foot of brown trunk height 5.0 
Feather Palm Tree 

Existing Feather Palm Tree Per foot of brown trunk height up to 20 feet in height 3.0 

each feather palm tree over 20 feet In height 60.0 

Existing Fan Palm Tree Per foot of brown trunk height up to 20 feet in height 1.5 

each fan palm tree over 20 feet in height 30.0 

(b) Plant Material Requirements 

(1) Planting of invasive plant species, as described in the Landscape Standards of the Land 
Development Manual. is not permitted. 

(2) All existing, invasive plant species, including vegetative parts and root systems, shall be 
completely removed from the premises when the combination of species type, location, 
and surrounding environmental conditions provides a means for the species to invade 
other areas of native plant material that are on or off of the premises. 

(3) Plant material species shall be used that will continue to meet the requirements of this 
division after installation. 

(4) Tree locations shall be measured horizontally from the centerline of the tree trunk at 
proposed grade. 

(5) A minimum root zone of 40 square feet in area shall be provided for all trees. The 
minimum dimension for this area shall be 5 feet. This minimum dimension and root 
zone area may be reduced where the combination of soil conditions, root zone area, 
adjacent improvements, and selected tree species can be demonstrated to provide 
conditions for healthy tree growth that will not damage adjacent improvements. 

( 6) Plant material shall be maintained in a healthy, disease-free, growing condition at all 
times. 

(7) All pruning shall comply with the standards of the National Arborist Association. 

• 

• 

(8) Any plant material required by this division that dies within 3 years of installation shall 
be replaced within 30 calendar days of plant death with the same size and species of 
plant material shown on the approved plan. Required shrubs that die 3 years or more 
after installation shall be replaced with 15-gallon size, and required trees that die 3 years 
or more after installation shall be replaced with 60-inch box size material. . The City • 
Manager may authorize adjustment of the size and quantity of replacement material 



• 
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where material replacement would occur in inaccessible areas or where the existing 
plant being replaced is larger than a 15 gallon shrub or 60-inch box tree. 

(9) Trees required by this division shall be self-supporting, woody plants with at least one 
well defined trunk and shall normally attain a mature height and spread of at least 15 
feet. 

(1 0) Trees required by this division shall be maintained so that all branches over pedestrian 
walkways are 6 feet above the walkway grade and so that all branches over vehicular 
travel ways are 14 feet above the grade of the travel way. 

(11) Shrubs required by this division shall be woody or perennial plants that are low 
branching or have multiple stems. 

(12) Tree root barriers shall be installed where trees are placed within 5 feet of public 
improvements including walks, curbs, or street pavement or where new public 
improvements are placed adjacent to existing trees. The City Manager may waive this 
requirement where the combination of soil conditions, root zone area, adjacent 
improvements, and selected tree species can be demonstrated to provide conditions for 
healthy tree growth that will not damage public improvements. 

( 13) Native plants shall be locally indigenous. 

(14) Naturalized plant material shall be plantings that can survive without irrigation after 
initial plant establishment. 

(c) Irrigation Requirements 

(1) All required plant material shall be irrigated with a permanent, below-grade irrigation 
system unless specified otherwise in this division. 

(2) All required irrigation systems shall be automatic, electrically controlled, and designed 
to provide water to all required plantings to maintain them in a healthy, disease-resistant 
condition. 

(3) Irrigation systems shall meet the following design requirements: 

(A) No irrigation runoff or overspray shall cross property lines or paved areas; 

(B) The velocity of water flowing in irrigation system piping or supply pipes shall not 
exceed 5 feet per second downstream of the water meter; 

(C) Irrigation systems shall be designed to minimize system maintenance requirement 
after installation. Above-ground irrigation system equipment that is exposed to 
potential damage shall be designed to be damage-resistant; and 

(D) An approved rain sensor shutoff device is required for all systems and a moisture
sensing device that regulates the irrigation system for all lawn areas is required. 

(d) Planting Area Requirements 

(1) Planting areas required by this division shall consist of the following: 

(A) Low-growing woody or herbaceous groundcover, turf, shrubs, or trees; 
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(B) Unattached unit pavers, loose organic or inorganic materials, or hardscape; or 

(C) Built improvements including water features, overhead structures (such as 
gazebos, trellis structures, etc.), or fixed seating. 

(2) Planting areas may be counted toward the planting area required by this division if they 
are greater than 30 square feet in size with no dimension less than 3 feet. 

(3) All required planting areas shall be maintained free of weeds, debris, and litter. 

§ 142.0404 Street Yard and Remaining Yard Planting Area and Point Requirements 

When new structures or additions to structures are subject to this section in accordance with 
Table 142-04A, the planting area required and the plants necessary to achieve the number of plant 
points required in Table 142-04C shall be provided. The required planting area is determined by 
multiplying the total square footage of the street yard or remaining yard area on the premises, by 
the percentage shown in Table 142-04C, unless stated otherwise in the table. The required 
planting points are determined by multiplying the total square footage of the street yard or 
remaining yard area on the premises, by the points shown in the table. The required planting area 
and plant points for the street yard shall be located within the street yard. The required planting 
area and plant points for the remaining yard shall be located within the remaining yard. 

Table 142-o4C 
Street Yard and Remaining Yard Planting Requirements 

Type of Development Type of Planting Area Required Plant Points Required (Number of plant 
Proposal Yard (Percentage of total yard points required per square foot of total 

area unless ~tijerwise 
noted below) 

street yard or re(ffning yard area) or 
required trees 

Single Dwelling Unit Street Yard 50%1"1 0.05points 
Residential Development 
in AM zones or Multiple 
Dwelling Unit Residential Remaining 40 Square Feet per Tree For single structures on a single lot, 
Development in any Yard provide a minimum of 60 Zone 

points, located ,J2l 
in the remaining ya 

For more than one structure on a single 
lot, provide one tree on 
each side and in 2 the rear of each structure ( ) 

Commercial Street Yard 25%1"1 0.05 points to 3 Development in any be achieved with trees only( ) 
Zone or Industrial 
Development in AM Remaining 30% 0.05 points 
Zones or Commercial Yard Zones 

Industrial. Development Street Yard 25%141 0.05 points 
in any zone other than 
AM or Commercial Remaining See Section 0.05 points 
Zones Yard 142.0405 (d) 

Footnotes to Table 142-04C 

(I) See Section 142.040S(a) 

• 

• 

• 
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(3) See Section 142.0405(c) 

<
4> See Section 142.0405(d) 

§ 142.0405 Additional Yard Planting Area and Point Requirements 

(a) Additional yard requirements for all development: 

(1) Unless specified otherwise in Table 142-04C, at least one-half of the required planting 
points shall be achieved with trees. 

(2) If plants and planting area are provided within a street yard or remaining yard to meet 
other requirements of this division, including vehicular use area and revegetation 
requirements, they may be used to satisfy the planting area and plant points required by 
Table 142-04C. 

(3) A point score in excess of that required for a yard area may be used to reduce the 
planting area required for that yard area at a rate of one square foot of area reduction for 
each excess point provided. The maximum planting area reduction allowed by this 
section is 25 percent of that total yard area required. 

(b) Additional residential yard requirements: 

(1) Street Yard 

(A) A minimum separation of 5 feet shall be maintained between driveway edges 
located in the street yard. 

(B) Up to 10 percent of the required street yard planting area located outside the 
vehicular use area for RM zones or multiple dwelling unit residential uses may 
consist of hardscape or unattached unit pavers. 

(c) Planting area in the public right-of-way is not counted towards fulfillment of the 
required street yard planting area. 

(2) Remaining Yard 

(A) For projects with only one multi-unit residential building on a lot, the remaining 
yard shall be planted with a combination of trees and shrubs to achieve a minimum 
60 points. These required plantings shall be located in the remaining yard 
between the street yard and any building entrances located on the side of the 
building. For all buildings with no side entrances, the points shall be divided 
equally between each side of the building. 

(B) For projects with two or more residential buildings on a lot, one 24-inch box tree 
shall be planted on each side and in the rear of each building. A minimum 
distance of 6 feet shall be provided between any tree and building . 

(c) Additional commercial yard requirements: 

( 1) All of the required street yard planting area located outside the vehicular use area for 
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commercial zones or commercial development except for auto service stations, may 
consist of hardscape or unattached unit pavers. This does not include the minimum 
planting area required for trees and the planting area necessary to provide for healthy 
plant growth. 

(2) For auto service stations, the required street yard planting area is 15 percent of the 
street yard area, and the required plant points are 0.03 points for each square foot of the 
street yard. · 

(3) Where commercial development abuts a residential zone, a 5-foot wide area along the 
entire abutting property line shall be planted with trees to achieve a minimum of .05 
points per square foot of area in addition to the points required in the remaining yard. 

(d) Additional industrial yard requirements: 

(1) Perimeter Planting Area. Within the. street yard for industrial zones or industrial 
development, a 5-foot-wide perimeter planting area adjacent to each side property line, 
as shown in Diagram 142-04A, shall be provided for the full depth of the street yard 
except where vehicular access (maximum 25 feet) and pedestrian access (maximum 6 
feet) points cross perpendicular to a side property line. This planting area shall be 
planted with a combination of trees and shrubs that achieves 0.2 points per square foot 
of the required area. Where loading docks are placed along more than 25 percent of the 
street wall length in the JL and m: zones, the perimeter planting area points required 
shall be increased to 0.5 points per square foot of area. 

Diagram 142-G4A 
Industrial Perimeter Planting Area 

I 

Front setback 

Perimeter planting area within 
slreet yard adjacent to side 
property line ·- --_l:-_ r _!8!.d -1- _: 

..,!1--r'f"""'"·-··-· ._ .. .,L.. ........ - •• - •• ~_..,.. 
Perimeter 

planting area planting area 
<t------------

STREET 

(2) Facade Planting Area. Within the street yard, a facade planting area, as shown in 
Diagram 142-04B, shall be provided that abuts the street wall and is at least equal to 50 
percent of the length as determined by adding the lines connecting the outermost points 
of the structure along the street wall as sbown in Diagram 142-0C, and that has a width 
of at least 9 feet measured perpendicularly to the building. 

• 

• 

• 
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Diagram 142.()48 
Industrial Facade Planting Areas 

~ (X+Y= 50% of the 
-1-.~ .. _,. _ •• _ •• _ •• ..i length of the street wall) 

Facade planting 
Min &' deep and adjacant to 
at least 50% of building street wall 

ct.-----------
STREET 

Diagram 142.Q4C 
Industrial Facade Area Street Wall Length 

Outermost 
along street wall 

length = X+Y+Z 

Outermost points 
along street wall 

ct.-----------· 
STREET 

The facade planting area shall be planted with a combination of trees and shrubs that 
achieves 0.5 points per square foot. Trees within this area must have a typical growth 
rate that can achieve a height of at least 20 feet within 8 years of being planted. Shrubs 
at maturity shall achieve a minimum height of 4 feet. In lieu of meeting the facade 
planting area and point requirements, the applicant may do one of the following: 

(A) Increase the required perimeter planting area width to 10 feet and the required 
street yard plant points to 0.1; or 

(B) Place a minimum 6-foot-high solid wall between the setback line and the front of 
the structure that shall extend along the full width of the property, except at access 
points. The applicant shall provide tree plantings equal to one half of the required 
facade area planting points shall be provided between the wall and the building 
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street wall. 

(3) Where loading docks are located along more than 25 percent of the street wall length, 
all street yard plant points shall be increased to 0.1 per square foot of street yard area. 

( 4) For industrial uses in industrial zones, a planting area of at least 5 feet wide shall be 
provided within the remaining yard. This area shall be measured perpendicularly to the 
property lines adjacent to the remaining yard and shall abut the property line. The 
required planting points shall be placed within this 5 feet wide area. 

§ 142.0406 Vehicular Use Area Planting Area and Point Requirements 

(a) When new vehicular use areas are subject to this section in accordance with Table l42-04A, 
the planting area, the plants necessary to achieve the number of plant points, and the trees 
required in Table 142-04D shall be provided. The required planting area Is determined by 
multiplying the square footage of the vehicular use area located within the street yard and 
outside the street yard by the percentage shown in Table 142-04D. The required plant points 
are determined by multiplying the square footage of the vehicular use area located within the 
street yard and outside the street yard by the points shown in the Table 142-04D. The 
required area, points, and trees shall be located within the vehicular use area unless listed 
otherwise in the table. 

Table 142..()40 
Vehicle Use Area Requirements 

Size of Planting Area Requlred111' 1~1 • 141 Plant Points Required1ff.C2J 
Proposed 
Vehicular Use 
Alea 

Street yard Outside the 
street yard 

Less than 6,000 40 Square Feet 40 Square Feet 
square feet per Tree per Tree 

6,000 square 5% of vehicular 3% of vehicular 
feet or greater use area use area located 

located in the outside the street 
street yard yard 

Footnotes to Table 142-04D 

(l) 

(2) 

(3) 

(4) 

See Section 142.0407(a) 

See Section 142.0407(b) 

See Section 142.0407(c) 

See Section 142.0407(d) 

Street yard Outside the 
street yard 

0.05points 0.05 points 

0.05 points 0.03 points 

Tree 
Distrlbutio~1 ) 

Requirement 

1 tree within 30 
feet of 

each !)a~ng 
space 

(b) All planting areas and plants in or adjacent to a vehicular use area shall be protected from 

• 

• 

vehicular damage by providing a raised curb or wheel stop of at least 6 inches in height. • 
Where the end of parking spaces abut a planting area that is less than 5 feet in width, 6-inch-
high wheel stops or curbs shall be placed within the parking spaces, 2 feet from the edge of 
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the planting area. 

(c) A vehicular use area located within the street yard shall be separated from the curb in the 
public right-of-way by a required planting area totaling at least 8 feet in width, measured 
perpendicularly to the public right-of-way. This planting area shall meet the following 
requirements: 

(1) The planting area shall extend along, and directly abut, the entire length of the vehicular 
use area except at vehicle or pedestrian access points. 

(2) The planting area shall be planted to screen the vehicular use area with densely 
foliated, evergreen species that achieve a minimum height of 30 inches within 2 years of 
installation over at least 80 percent of the length of the required planting area. The 
screening may also be achieved through the use of berms, solid fencing, walls, plant 
material, or any combination of these that provides an equivalent screen. 

(3) The width of this planting area may be reduced to 3 feet if a solid wall of at least 3 feet 
in height is provided for the entire length of the vehicular use area. The remaining 
planting area shall be located between the wall and curb within the public right-of-way 
and planted with the equivalent of 1 shrub for every 10 feet of wall length. These 
shrubs shall achieve at least 18 inches in height of maturity. 

(4) A point score in excess of that required for a vehicular use area may be used to reduce 
the planting area required for that vehicular use area at a rate of one square foot of area 
reduction for each excess point provided. The maximum planting area reduction 
allowed by this section is 25 percent of the total vehicular use area required . 

§ 142.0407 Additional Vehicular Use Area Requirements 

(a) At least one-half of the required plant points are to be achieved with trees. If planting area 
and plants are provided within the boundaries of the vehicular use area to meet other 
requirements of this division including revegetation, street yard, and remaining yard 
requirements, they may be used to satisfy the planting area and planting points required by 
Table 142-040. 

(b) For a vehicular use area that is less than 6,000 square feet in size, the required plant points 
may be provided within 5 feet of the edge of the vehicular use area. For a vehicular use 
area 6,000 square feet or greater in size, the required planting area, points, and trees shall be 
located in the vehicular use area except for areas designated for commercial vehicle parking 
spaces, loading areas, and loading area accessways that are used for the distribution of 
materials and goods. They may be located within 5 feet of the edge of the vehicular use area 
designated for these purposes. 

(c) The minimum tree size used in a vehicular use area shall be 24-inch box, or if palm trees are 
used they shall be 8-foot brown trunk height. If palm trees are used to meet the vehicular 
use area tree requirements, a palm tree shall be within 15 feet of each parking space. . 

(d) Landscaped areas may be counted toward the required planting area if they comply with the 
following: 

(1) The planting area is bounded on two or more sides by parking spaces or parking 
accessways, or is within I 0 feet of the side of any parking space, and 
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(2) The planting area is greater than 30 square feet in size and has no dimension less than 3 
feet. 

§ 142.0408 Temporary Vehicular Use Area Requirements 

When new temporary vehicular use areas are subject to this section in accordance with Table 
142-04A, the planting requirements of this section shall apply. 

(a) Vehicular use areas that have a specifieq time limit for discontinuance that is less than 5 
years after the date of Building Permit issuance are considered temporary vehicle use areas. 

(b) Temporary vehicular use areas shall provide a 3-foot-wide planting area between the public 
right-of way and the vehicular use area. This area shall be planted with evergreen shrubs 
that achieve a minimum height of 30 inches within 2 years of installation over at least 50 
percent of the required planting area. The remaining area shall be covered with mulch. 
Vehicle access into this planting area shall be prevented by a 6-inch-high curb or wheel 
stops placed within the parking spaces, 2 feet from the edge of the planting area. The 
planting area may be paved at designated vehicle access points. 

(c) Vehicular use areas that do not have a specified time limit for discontinuance or that are 
proposed to exist more than 5 years after the date of Building Permit issuance, are subject to 
the requirements for a permanent vehicular use area contained in Sections 142.0406 and 
142.0407. 

§ 142.0409 Street Tree and Public Right-of-Way Requirements 

(a) Street Tree Requirements 

When new structures, additions to structures, or new vehicular use areas are subject to this 
section in accordance with Table 142-04A, street trees within the parkway shall be provided 
in accordance with the following regulations. 

(1) Street Tree Quantity. Street trees sball be planted between the curb and abutting 
property line. The number of required street trees shall be calculated at the rate of one 
24-inch box tree for every 30 feet of street frontage. The installed tree spacing may be 
varied to accommodate site conditio~ or design considerations; however, the number 
of trees required for each street frontage on a lot bounded by more than one street shall 
be planted along the corresponding street frontage. Where site conditions do not allow 
the installation of the street trees required by this section in the parkway, trees may be 
located on the private property within 10 feet of the property line along that street 
frontage. Where palm trees are proposed to satisfy 'this requirement, they sball be 
planted at a rate of one 1 0-foot brown trunk height palm for each 20 feet of street 
frontage. For projects in then. and lH zones that have loading docks along more than 
25 percent of the building street wall, the street tree requirement shall be increased to 
the rate of one 24-inch box tree for every 20 feet of street frontage or one 1 0-foot 
brown trunk height palm for each 10 feet of street frontage. 

(2) Street Tree Locations 

(A) Street~ shall be located 7 feet from the face of curb on streets classified in the 

• 

• 

applicable land use plan as major streets, primary arterials, or expressways that • 
have a posted speed of SO miles per hour or greater. For all other street 
classifications, street trees shall be located no closer than 30 inches to the face of 
curb or within median islands, no closer than four feetto the face of curb. 

Ch. Art. 
. 141 2 • 
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(B) Street trees shall be separated from improvements by the minimum distance shown 
in Table 142-04E. 

Table 142-o4E 
Minimum Tree Separation Distance 

Improvement Minimum Distance to Street Tree 

Traffic signal, Stop Sign 20 feet 

Underground Utility Unes 5teet 

Above Ground Utility Structures 10feet 
(T ransforrners. hydrants, utility poles, etc.) 

Driveways 10 feet 

Intersections (intersecting curb lines of two streets) 25 feet 

(C) Trees shall be selected and located so that at maturity they do not cause damage or 
conflict with overhead utility lines. 

(3) Street Tree Species Selection. Trees shall be selected in accordance with landscape 
standards of the Land Development Manual. 

(b) Additional Public Right-of Way Regulations 

(1) Areas within the public right-of way that are not paved for required pedestrian walks or 
for vehicle access shall be planted or covered with mulch, unattached unit pavers , or 
other permeable material acceptable to the City. 

(2) Plant material, other than trees, within the public right-ofway that is located within 
visibility areas shall not exceed 24 inches in height, measured from the top of the 
adjacent curb. 

§ 142.0410 Previously Conforming Properties Landscape Requirements 

(a) When additions to structures or additional structures on developed properties are subject to 
this section in accordance with Table 142-04A, they shall meet the requirements of this 
section. The required street yard, remaining yard, and vehicular use area planting areas and 
plant points for previously conforming properties are established in accordance with the 
following formula. 

( 1) Determine the percentage of increase in gross floor area for the development by 
dividing the proposed additional gross floor area by the existing gross floor area. 

(2) Where the percentage of gross floor area increase is: 

(A) 100 percent or greater, the development is subject to the full requirements for new 
development. 

(B) 75 to 99 percent, the development is subject to the full requirements for street trees, 
the street yard, and the vehicular use area in the street yard and remaining yard 
for new development. · 
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(c) 50 to 74 percent, the development is subject to the full requirements for street trees, 
the street yard, and the vehicular use area in the street yard for new development. 

(D) 1 to 49 percent, the development is subject to the full requirements for street trees 
and the street yard for new development. 

(3) For proPerties that contain plant materials that will be retained, the planting area and 
number of points for the existing material will be credited towards the above 
requirements. 

(b) When additions or modifications to existing permanent or temporary parking and vehicular 
use areas are subject to this section in accordance with Table 142-04A they shall meet the 
requirements of this section. The required vehicular use area planting area and plant points 
for previously conforming properties is established in accordance with the following 
formula. 

(1) Determine the percentage of increase in parking spaces for the development by dividing 
the proposed increase in number of parking spaces by the existing number of parking 
spaces. 

(2) Where the percentage of parking space increase is: 

(A) 100 percent or greater, the development is subject to the full requirements for new 
development. 

• 

(B) 75 to 99 percent, the development is subject to the full requirements for street trees, • 
the street yard, and the vehicular use area in the street yard and remaining yard 
for new development. 

(c) 50 to 74 percent, the development is subject to the full requirements for street trees, 
the street yard, and the vehicular use area in the street yard for new development. 

(D) 1 to 49 percerit, the development is subject to the full requirements for street trees 
and the vehicular use area requirements for the additional vehicular use area only. 

(3) For properties that contain plant materials that will be retained, calculate the planting 
area and number of points for the existing material and use this as a credit towards the 
above requirements. 

§ 142.0411 Revegetation and Erosion Control 

(a) Permanent Revegetation. All graded, disturbed, or eroded areas that will not be 
permanently paved or covered by structures shall be permanently revegetated and irrigated as 
shown in Table 142-04F and in accordance with the standards in the Land Development 
Manual. 

• 
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Table 142-04F 
Permanent Revegetation and Irrigation Requirements 

Location of Disturbed Slope of Required lrrigtlonSystem Required Revegetation or Erosion 
Area Disturbed Area Control 

Within 100 feet of Less than 4:1 (4 Automatic, above grade, Native or naturalized hydroseed mix 
areas with native or horizontal feet to temporary irrigation system 
naturalized vegetation 1 vertical foot) 

4:1 or greater Automatic, above grade, Native or naturalized ground cover 
with a slope temporary irrigation system consisting of rooted cuttings or 
height of 15 feet hydroseecl mix 
or less 

4:1 or greater Automatic, above grade, Native or naturalized ground cover 
with a slope temporary irrigation system consisting of rooted cuttings or 
height over 15 hydroseed mix, and native or 
feet naturalized trees and shrubs 

(minimum 1 gallon size) planted at a 
minimum rate of one plant per 1 00 
square feet of disturbed area 

100 feet or further Less than 4:1 (4 Automatic, below grade, Hydroseed, mulch, or equivalent 
from areas with native horizontal feet to permanent system or 
or naturalized 1 vertical foot) automatic, above grade, 
vegetation temporary irrigation system 

4:1 or greater Automatic, below grade, Drought tolerant groundcover 
with a slope permanent irrigation system consisting of rooted cuttings or 
height of 15 feet hydroseecl mix 
or less 

4:1 or greater Automatic, below grade, Drought tolerant groundcover 
with a slope permanent irrigation system consisting of rooted cuttings or 
height over·15 hydroseecl mix, and drought tolerant 
feet trees and shrubs (minimum 1 gallon 

size) planted at a minimum rate of one 
plant per 1 00 square feet of disturbed 
area 

(b) Temporary Revegetation. Graded, disturbed, or eroded areas that will not be permanently 
paved, covered by structure, or planted for a period over 90 calendar days shall be 
temporarily revegetated with a non-irrigated hydroseed mix, ground cover, or equivalent 
material. Temporary irrigation systems may be used to establish the vegetation. 

(c) All required revegetation and erosion control shall be completed within 90 calendar days of 
the completion of grading or disturbance. 

§ 142.0412 Brush Management 

(a) Brush management is required in all base zones for the types of development listed below 
when they are adjacent to any highly flammable area of native or naturalized vegetation that 
is greater than 10 acres as mapped by the City of San Diego, or adjacent to any area of native 
or naturalized vegetation that is greater than 50 acres, as shown in Table 142-04A. 

(1) New structures 

(2) Additions to structures 

(3) Subdivisions that create lots where new structures could be located 

( 4) Existing structures 
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(b) Brush Management Zones. Where brush management is required, a comprehensive program 
shall be implemented that reduces fire hazards around structures by providing an effective 
fire break between all structures and contiguous areas of flammable vegetation. This fire 
break shall consist of two distinct brush management areas called "Zone One" and "Zone 
Two" as shown in Diagram 142-040. 

Diagram 142..()40 
Brush Management Zones 

• 

( 1) Brush management Zone One is the area adjacent to the structure, shall be least • 
flammable, and shall consist of pavement and permanently irrigated ornamental 
planting. Brush management Zone One shall not be allowed on slopes with a gradient 
greater than 4:1 (4 horizontal feet to 1 vertical foot) unless the property that received 
tentative map approval before November 15, 1989. 

(2) Brush management Zone Two is the area between Zone One and any area of native or 
naturalized vegetation and shall consist of thinned, native or naturalized vegetation. 

(c) Where brush management is required by this Section, the width of Zone One and Zone Two 
shall meet or exceed that shown in Table 142-04H. Where development is adjacent to slopes 
or vegetation that meets the criteria shown in the table, the required Zone One and Zone Two 
width shall be increased by the dimension shown. Both Zone One and Zone Two shall be 
provided on the subject property unless a recorded easement is granted by an adjacent 
property owner to the owner of the subject property to establish an4 maintain the required 
brush management zone(s) on the adjacent property in perpetuity. 

Table 142-o4H 
Brush Management Zone Width Requirements 

Criteria Property Location 

West of Interstate 805 East of Interstate 805 
and El camino Real and El camino Real 

Minimum Zone One Width (See Section 142.0412[d]) 20ft. 30ft. 

Additional Zone One Width (Bee Section 142.0412[e)) 5 ft. 5 ft. 
Required when development is adjacent to slopes greater 
than 4:1 gradient that are 50 feet or greater in vertical • 
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Criteria Property Location 

West of Interstate 805 East of Interstate 805 
and El camino Real and El Camino Real 

Minimum Zone Two Width (See Section 142.0412[f]) 20ft. 40ft. 

Additional Zone Two Width 10ft. 1011. 
Required when Zone Two is on slopes greater than 4:1 
gradient that are 50 feet or greater in vertical height, or the 
vegetation in Zone Two is greater than 48 inches in height. 
This additional width is not required for Zone Two located 
within the MHPA 

(d) The width ofbrush management Zone One shall be increased by 10 feet for structures that 
do not meet all of the following requirements: 

( 1) Roof material shall be fire retardant. Wood shake shingles, whether fire retardant 
treated or untreated, are not permitted. 

(2) Walls, eaves, and overhangs shall be one-hour, fire-resistive. 

(3) Eave vents shall be covered with wire screen not to exceed 1/4-inch mesh. 

(e) Where additional Zone One width is required adjacent to the MHP A, any of the following 
modifications to development regulations of the Land Development Code or standards in the 
Land Development Manual are permitted to accommodate the increase in width: 

(1) The required front yard setback of the base zone may be reduced by 5 feet, 

(2) A sidewalk may be eliminated :from one side of the public right-of-way and the 
minimum required public right-of-way width may be reduced by 5 feet, or 

(3) The overall minimum pavement and public -right-of-way width may be reduced in 
accordance with the Street Design Standards of the Land Development Manual. 

(f) The minimum Zone Two width may be decreased by 2 feet for each 1 foot of increase in 
Zone One width over the minimum shown in Table 142-04H. 

(g) Zone One Requirements 

(1) The required Zone One width shall be provided between flammable vegetation and any 
structure and shall be measured from the exterior of the structure to the vegetation. 

(2) Zone One shall contain no habitable structures, structures that are directly attached to 
habitable structures, or other combustible construction that provides a means for 
transmitting fire to the habitable structures. Structures such as fences, walls, and 
nonhabitable gazebos that are located within brush management Zone One shall be of 
noncombustible construction. 

(3) Plants within Zone One shall be primarily low-growing and less than 4 feet in height 
with the exception of trees. Plants shall be low-fuel and fire-resistive . 

( 4) Trees within Zone One shall be located away from structures to a minimum distance of 
10 feet as measured :from the structures to the drip line of the tree at maturity in 
accordance with the landscape standards of the Land Development Manual. 
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(5) Permanent irrigation is required for all planting areas within Zone One except as 
follows: 

(A) When planting areas contain only species that do not grow taller than 24 inches in 
height, or 

(B) When planting areas contain only native or naturalized species that are not 
summer-donnant and have a maximum height at plant maturity of less than 24 
inches. 

( 6) Zone One irrigation overspray and runoff shall not be allowed into adjacent areas of 
native or naturalized vegetation. · 

(7) Zone One shall be maintained on a regular basis by pruning and thinning plants, 
controlling weeds, and maintaining irrigation systems. 

(h) Zone Two Requirements 

(1) The required Zone Two width shall be provided between Zone One and the 
undisturbed, flammable vegetation, and shall be measured from the edge of Zone One 
that is farthest from the habitable structure, to the edge of undisturbed vegetation. 

(2) No structures shall be constructed in Zone Two. 

(3) Within Zone Two, 50 percent of the plants over 18 inches in height shall be cut and 
cleared to a height of 6 inches. 

( 4) Within Zone Two, all plants remaining after 50 percent are cut and cleared shall be 
pruned to reduce fuel loading in accordance with the Landscape Standards in the Land 
Development Manual. 

(5) The following standards shall be used where Zone Two area is proposed to be planted 
with new plant material instead of clearing existing native or naturalized vegetation: 

(A) All new plant material for Zone Two shall be native or naturalized, low-fuel, and 
fire-resistive. Inside the MHP A, no non-native plant material may be planted in 
Zone Two. 

(B) New plants shall be low-growing with a maximum height at maturity of 2 feet. 
Single specimens of fire-resistant native trees may exceed this limitation if they are 
located to reduce the chance of transmitting fire from native or naturalized 
vegetation to habitable structures. 

(c) All new Zone Two plantings shall be temporarily irrigated until established. 
Permanent irrigation is not allowed in Zone Two. Only low-flow, low-gallonage 
spray heads may be used in Zone Two. Overspray and runoff from the irrigation 
shall not drift or flow into adjacent areas of native or naturalized vegetation. 

• 

• 

(D) Where Zone Two is being revegetated as a requirement of Section 142.0411(a), 
revegetation shall comply with the spacing standards in the Land Development 
Manual. Fifty percent of the planting area shall be planted with material that does 
not grow taller than 24 inches. The remaining planting area may be planted with • 
taller material, but this material shall be maintained in accordance with the 
requirements for existing plant material in Zone Two. 
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( 6) Zone Two shall be maintained on a regular basis by pruning and thinning plants, 
controlling weeds, and maintaining any temporary irrigation system. 

(I) The Fire Chief may modify the requirements of this section if the following conditions exist: 

(1) The modification to the requirements shall achieve an equivalent level of fire protection 
as provided by this section, other regulations of the Land Development Code, and the 
minimum standards contained in the Land Development Manual; and 

(2) The modification to the requirements is not detrimental to the public health, safety, and 
welfare of persons residing or working in the area. 

(j) If the Fire Chief approves a modified plan in accordance with this section as part of the 
City's approval of a development permit, the modifications shall be recorded with the 
approved permit conditions. 

(k) For existing stntctures, the Fire Chief may require brush management in compliance with 
this section for any area, independent of size, location, or condition if it is determined that an 
imminent fire hazard exists. 

(l) Brush management for existing stntctures shall be performed by the owner of the property 
that contains the flammable vegetation. This requirement is independent of whether the 
stntcture being protected by brush management is owned by the property owner subject to 
these requirements or is on neighboring property. 

§ 142.0413 Water Conservation 

(a) Lawn Area Requirements. Lawn areas shall not exceed 10 percent of the planting area on a 
premises, excluding required common areas, active recreation areas, and areas located within 
the public right-of-way between the curb and public sidewalk. This restriction does not 
apply to single dwelling unit residential uses in residential zones. 

(b) Mulch Requirements. All required planting areas shall be covered with mulch to a minimum 
depth of 2 inches, excluding slopes requiring revegetation and areas planted with ground 
cover. All exposed soil areas without vegetation shall also be mulched to this minimum 
depth . 
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Article 2: General Development Regulations 

Division 5: Parking Regulations 

§ 142.0501 Purpose of the Parking Regulations 

The purpose of these regulations is to provide a unified set of standards for public and private 
transportation related improvements throughout the City. The standards are designed to work 
together to accommodate a multi modal transportation system and encourage transportation mode 
alternatives to the single occupant automobile. The intent is to provide for a safe and efficient 
transportation system delivering a high degree of personal mobility; to reduce traffic congestion 
and improve air quality; and to reasonably accommodate the peak parking needs of development, 
balanced by the needs of pedestrians, bicyclists, and transit users and by the preservation of 
community chara.Cter. 

§ 142.0505 When Parking Regulations Apply 

These regulations apply in all base zones and planned districts, with the exception of those areas 
specifically identified as being exempt from the regulations, whether or not permit or other 
approval is required. 

Table 142..05A identifies the applicable regulations and the type of permit required by this 
division, if any, for the type of development shown. 

Table 142-05A 
Parking Regulations Applicability 

Type ot Development Proposal Applicable Regulations 

Any single dwelling unit residential development Sections 142.0510, 
142.0520 and 142.0560 

Any multiple dwelling unit residential Sections 142.0510, 
development 142.0525 and 142.0560 

Any nonresidential development Sections 142.0510, 
142.0530, and 142.0560 

Multiple dwelling unit projects in planned Section 142.0525(c) 
urbanizing communities that are processing a 
planned development permit. 

Off-premises parking for development in Section 142.0535 
urbanized communities 

Commercial uses on small lots Section 142.0540(a) 

Nonresidential developments that exceed Section 142.0540(b) 
maximum permitted parking 

Nonresidential developments that vary from Section 142.0540(c) 
minimum parking requirements with a TOM 
Plan 

Shared parking Section 142.0545 

Shared parking for nonspecified uses Section 142.0545(b)(7) 

Tandem Parking for commercial uses Section 142.0555(b) 

Required Permit Type/ 
Decision Process 

No permit required by this division 

No permit' required by this division 

No permit required by this division 

No permit required by this division 

No permit required by this division 

No permit required by this division 

Neighborhood Development 
Permit /Process Two 

Site Development Permit/Process 
Three 

No permit required by this division 

Neighborhood Development 
Permit! Process Two 

Neighborhood Development 
Permit/ Process Two 

Ch. Art. Div. -----·---~··-~--------, 14: 2 5 
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(a) Use of Required Parking Spaces. Required off-street parking spaces, parking areas, and 
transportation facilities shall be used only for parking operable vehicles of residents, 
employers, employees, customers, and visitors as appropriate to the allowed uses of the 
applicable zone. 

(b) Parking Spaces to be Kept Clear. All off-street parking spaces and aisles shall be kept clear 
of any temporary or permanent obstructions. 

(c) Existing Parking Not to be Reduced. Notwithstanding any other provisions of the Land 
Development Code, existing off-street parking facilities that were provided and maintained 
on the same premises before parking was required and which serve a use now requiring off
street parking spaces shall not be reduced in number, dimension, or any other manner below 
the requirements of this division. 

(d) Previously Conforming Premises. Enlargement or change in use, or resumption of a 
discontinued use, for a premises that is previously conforming for the reason that it does not 
provide the number of off-street parking spaces required by this division shall be required to 
provide parking as follows: 

(1) When the use is proposed to be enlarged, the additional off-street parking spaces 
required are the number required by this division for the enlargement. 

• 

(2) When a change in use is proposed to a use that requires the same or fewer off-street • 
parking spaces than the previous use, or for reswnption of a discontinued use, no 
change in parking spaces is required, except as provided in Section 142.0510(d)(4). 

(3) · When a change in use is proposed to a use that requires more off-street parking spaces 
than the previous use, parking shall be required as provided in this division for the new 
use. 

( 4) When a use is proposed on a premises for which the previous use has been discontinued 
for a period of 2 or more consecutive years, parking shall be required as provided in this 
division for the new use unless a property owner has obtained a Neighborhood 
Development Permit 

(A) Discontinuance of the use for a period of2 or more consecutive years creates a 
presumption in favor of abandonment, against which the owner or person asserting 
previously conforming rights may offer evidence. 

(B) If the previously conforming use is discontinued temporarily while repairs, 
remodeling, or major alterations of the structure are under construction, 
maintenance of an active construction permit and continuance of the Business Tax 
Certificate constitutes conclusive evidence that the use has not been abandoned 
during the construction. 

(e) Parking in Required Yards. Parking in required yards is subject to the following regulations: 

( 1) Off-street parking spaces shall not be located in any required front or street side yard 
except as otherwise provided in the particular zone. 

(2) No vehicle shall be parked in any required front or street side yard except where 
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§ 142.0520 

pennitted by a particular zone, or except as provided below: 

(A) An operable vehicle may be temporarily parked on a legal driveway within a 
required front or street side yard if the vehicle does not in any way impede access 
to or from more than one required parking space, including tandem spaces, or 
encroach upon any public sidewalk. Except as specifically pennitted by the 
applicable zone, the use of a driveway to satisfy off-street parking space 
requirements is not pennitted. 

(B) Unless restricted or prohibited by applicable zone or other regulations, operable 
vehicles may be parked in parking spaces within side and rear yards, subject to all 
applicable screening, surfacing, landscaping, and other requirements of the Land 
Development Code. 

(f) Parking in Required Front, Side, or Street Side Yards. Within theRE, RS, and RX zones, on 
lots with a side yard of less than 10 feet, with no access to the rear yard, and with no other 
on-site parking areas located outside of the front or side yard, one of the following vehicles 
may be parked outdoors in the required front, side, or street side yard subject to the 
requirements contained in Section 142.05IO(f)(l) and (2): recreational vehicles, travel 
trailers, trailers, boats, all-terrain vehicles, motorcycles, and similar equipment. 

(1) Vehicles and equipment shall be maintained in an operable condition. An operable, 
self-propelled vehicle may be parked in the same manner as any other operable vehicle, 
pursuant to Section 142.0510(e)(2). 

(2) Parked vehicles and equipment shall be placed perpendicular to the front property line 
when the item is located within the required front yard. · 

Single Dwelling Unit Residential Uses - Required Parking Ratios 

The required number of off-street parking spaces for single dwelling units and related uses are 
shown in Table 142-0SB. 

Table 142-058 
Minimum Required Parking Spaces for 
Single Dwelling Units and Related Uses 

Type of Unit and Related Uses 

All single dwelling units, except those with five or 
more bedrooms in campus impact areas (See 
Chapter 13, Article 2, Division 8) 

Single dwelling units with five or more bedrooms in 
campus impact areas (See Chapter 13, Article 2, 
DivisionS) 

Housing for senior citizens (maximum 1 bedroom} 

Footnote for Table 142-0SB 

Number of Required Parking Spaces 

2 spaces per dwelling unit\1
J 

1 space per bedroom or, for additions or 
modifications to existing structures, 1 space per 
added bedroom, whichever is less 

1 space per dwelling unit 

(l) Single dwelling units that do not provide a driveway at least 20 feet long, measured 
from the back of the sidewalk to that portion of the driveway most distant from the 
sidewalk, as illustrated in Diagram 142-0SA, shall provide two additional parking 
spaces. These parking spaces may be on-street, abutting the subject property, but shall 

Ch. Art Div. 
:··-··----·-·· --c· ----. 14: 2 . 5 
-----~----··-----··-
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conform to Section 142.0525(c)(4). 

Diagram 142-0SA 
Minimum Distance Between an Off·Street Parking Space 

and a Sidewalk or Curb Opening 

q_- ___________ ..§1re_el2r..c..2!D.ro.o.n..«rm1Y- ________ _ 

Continue sidewalk 

§ 142.0525 Multiple Dwelling Unit Residential Uses- Required Parking Ratios 

(a) Minimum Required Parking Spaces. The required automobile parking spaces, motorcycle 
parking spaces, and bicycle parking spaces for development of multiple dwelling units, 
whether attached or detached, and related and accessory uses are shown in Table 142-0SC. 
Other allowances and requirements, including the requirement for additional common area 
parking for some projects, are provided in Section 142.0525(b) through (d). 

Table 142-o5C 
Minimum Required Parking Spaces for 

MuHiple Dwelling Units and Related and Accessory Uses 

Multiple DweiUng Unit Automobile Spaces Required Motorcycle Blcycle15) 
Type and Related and Per DweiHng Unit Spaces Spaces 
Accessory Uses (Unless OtheiWise Indicated) Required Required Per 

Basic 111 Tl"llrMit An11i~1 or Parki~Jt> 
Per Dwelling Dwelling Unit 

Unit 
V81Y~ Impact 
Income 

Studio up to 400 square 1.25 1.0 1.5 0.05 0.3 
feet 

1 bedroom 
or studio over 1.5 1.25 1.75 0.1 0.4 
400 square feet 

2bedrooms 2.0 1.75 2.25 0.1 0.5 

3-4 bedrooms 2.25 2.0 2.5 0.1 0.6 

• 

• 

• 
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Multiple Dwelling Unit Automobile Spaces Required Motorcycle Blcycle101 

Type and Related and Per Dwelling Unit Spaces Spaces 
Accessory Uses (Unless Otherwise Indicated) Required Required Per 

Basic 111 Transit Area121 or Parki~) 
Per Dwelling Dwelling Unit 

Unit 
Vety~!!' Impact 
Income 

5+ bedrooms 2.25 2.0 0.2 1.0 
(See 

footnote 6) 

Rooming and boarding 1.0 per 0.75 per boarder 1.0 per 0.05 per 0.30per 
house boarder boarder boarder boarder 

Residential care facility 1 per3 1 per 4 beds or 1 per3 NIA NIA 
(6 or fewer persons) beds or per per permit beds or 

permit per permit 

Transitional Housing 1 per3 1 per 4 beds or 1 per3 N/A N/A 
(6 or fewer persons) beds or per per permit beds or 

permit per permit 

Accessoty uses Retail Retail Sales: Retail 
(Spaces per square Sales: 2.5 per 1,000 Sales: 
feet(7)) 2.5 per 2.5 per 

1,000 1,000 NIA N/A 

Eating and Eating and Eating and 
Drinking Drinking Estb.: Drinking 

Estb.: 5per1,000 Estb.: 
5per 1,000 5per 

1,000 

Footnotes for Table 142-0SC 

(I) Basic. The basic parking ratio applies to development that does not qualify for the 
transit area parking ratio or the very low income parking ratio and that is at least 
partially within a Parking Impact Area as described in Chapter 13, Article 2, Division 8 
(Parking Impact Overlay Zone). Development qualifying for either the transit area or 
very low income parking ratio that are also within a Parking Impact Area shall also use 
the basic parking ratio. 

(2) Transit Area. The transit area parking ratio applies to development that is at least 
partially within a transit area as described in Chapter 13, Article 2, Division 10 (Transit 
Area Overlay Zone) or that is subject to Chapter 13, Article 2, Division 11 (Urban 
Village Overlay Zone). 

(
3
) Very Low Income. The very low income parking ratio applies to dwelling units limited 

to occupancy by very low income households and development covered by an agreement 
with the San Diego Housing Commission pursuant to Chapter 14, Article 3, Division 7 
(Affordable Housing Density Bonus Regulations). 

(
4

) Parking Impact. The parking impact ratio applies to development that is at least 
partially within a designated beach impact area or a campus impact area as described in 
Chapter 13, Article 2, Division 8 (Parking Impact Overlay Zone), unless otherwise 
noted. 

(S) Bicycle. Bicycle racks are not required for a dwelling unit with a garage accessible only 
by residents of the dwelling unit. 

(6) 5+ Bedrooms in Parking Impact Areas. Beach impact area: 2.5 spaces per dwelling 
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unit. Campus impact area: I space per bedroom. 

(7) Accessory Uses. Square footage includes gross floor area plus floor area that is below 
grade and excludes floor area devoted to parking. 

(b) Eligibility For Shared Parking. Up to 25 percent of the parking spaces required by this 
section may be unassigned and eligible for shared parking in accordance with Section 
142.0545 except that at least one space shall be assignedto each dwelling unit. 

(c) Common Area Parking Requirement. The common area parking requirement applies to 
multiple dwelling unit developments that are located in planned urbanizing communities, as 
identified in the Progress Guide and General Plan, and that are processed in conjunction with 
a Planned Development Permit. The following standards will be applied by the decision 
maker when common area parking is required. 

(1) The number of common area parking spaces that may be required is 20 percent of the 
total off-street parking spaces required. This requirement may, however, be increased 
or decreased based on consideration by the decision maker of the following: 

(A) For large developments, generally in excess of200 dwelling units, the number of 
common area parking may be decreased to no less than 15 percent of the total off
street parking spaces required. 

(B) In areas where there are few or no on-street parking spaces, where on-street 

• 

parking spaces are generally occupied, or where on-street parking spaces are not • 
conveniently located, the number of required common area parking spaces may be 
increased. 

(C) For any project with characteristics, surroundings, or expected residents that are 
likely to have an effect on the demand for common area parking, the number of 
common area parking spaces may be increased or decreased accordingly. 

(2) All common area parking that is provided off-street must be clearly identified and 
reserved for visitors. 

(3) All common area parking that is provided off-street is eligible for shared parking in 
accordance with Section 142.0545. 

( 4) The common area parking requirement may be met on-street by parking spaces that 
meet the following criteria: 

(A) The parking spaces completely abut the subject property's street frontage. 

(B) The parking spaces are within a local street that is improved to City standards to 
accommodate on-street parking. 

(C) If the parking spaces are existing, most of them are not usually occupied. 

(D) On-street parking spaces shall be counted according to on-street parking 
demarcation or parking meters or, if none exists, as one space per 20 feet of full
height curb. 

(d) Minimum Required Parking Without a 20-foot Driveway. Any multiple dwelling unit with a ' 
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garage that does not provide a driveway that is at least 20 feet long, measured from the back 
of the sidewalk to that portion of the driveway most distant from the sidewalk, as illustrated 
in Diagram 142.05A (Section 142.0520), shall provide one additional parking space. This · 
additional parking space may be on·street, abutting the subject property. 

§ 142.0530 Nonresidential Uses- Parking Ratios 

(a) Retail Sales, Commercial Services, and Mixed-Use Development. Table 142.05D establishes 
the ratio of required parking spaces to building floor area in the commercial zones, industrial 
zones, and planned districts shown, for retail sales uses and for those commercial service 
uses that are not covered by Table 142.05E or 142-0SF. Table 142-0SD also establishes the 
required parking ratios for mixed-use developments in a single structure that include an 
allowed use from at least two of the following use categories: (1) retail sales, (2) commercial 
services, and (3) offices. 

Table 142-QSD 
Parking Ratios for Retail Sales, Commercial Services, and Mixed-Use Development 

Zone 

Commercial Zones 

CC-1-1 
CC·2·1 
CC-4·1 
CC-5-1 

CC-1·2 
CC-2-2 
CC-4-2 
CC-5·2 

CC-1-3 
CC-2·3 
CC-4·3 
CC-5·3 

CC-3-4 
CC-4-4 
CC-5-4 

CC-3-5 

CC-~!Beach Impact 
Area 

CC-4-5 

CC-5-5 

CN-1-1 

CN-1-2 

CN-1-3 

CR-1-1 
CR-1-2 

Parking Spaces Required per 1,000 Square Feet of Floor Area Unless Otherwise 
Noted (Floor Area Includes Gross Floor Area plus below Grade Aoor Area and Excludes 

Floor Area Devoted to Parking) 

Required Automobile Parking Spaces 

Minimum Required I Minimum Requlred(1) I Maximum 
Outside a Transit Area Within a Transit Area Permitted 

2.5 2.1 6.5 

2.5 2.1 6.5 

5.o<3l 4.3 6.5 

2.5 2.1 6.5 

1.0 161 
1.0 1"'

1 5.5 

2.5 2.1 6.5 

1.0 (t:i) 1.0 161 5.5 

1.25 1.25 5.5 

1.0 (6) 1.0 II'>) 5.5 

5.0 4.3 6.5 

2.5 2.1 6.5 

5.0 (~) 4.3 6.5 

Required Bicyc~ 
Parking Spaces 

Minimum 
Required 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 
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Zone Parking Spaces Required per 1,000 Square Feet of Floor Area Unless Otherwise 
Noted (Aoor Area Includes Gloss Floor Area plus below Grade Floor Area and Excludes 

Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required Bicyci!J 
Parking Spaces 

Minimum Required Minimum Required(1) Maximum Minimum 
OUtside a Transit Atu Within a Ttalllllt Atu Permitted Required 

C0-1-1 5.0 4.3 6.5 0.1 
C0-1-2 

CV-1-1 5.0 4.3 6.5 0.1 

CV-1·2 2.5 2.1 6.5 0.1 

Industrial Zones 

IH-1-1 5.0 4.3 6.5 0.1 
IH-2-1 

ll-1-1 5.0 4.3 6.5 0.1 
ll-2-1 

IP-1-1 5.0 4.3 6.5 0.1 
IP-2-1 

IS-H 1.0 \01 1.0\01 5.5 0.1 

Planned Districts 

Barrio logan: 1.0\01 1.0 (li) 5.5 0.1 
Subdistrict B 

Barrio Logan: 2.5 2.1 6.5 0.1 
Except Subdistrict B 

Carmel Valley 5.0 4.3 6.5 0.1 

Golden Hill 1.25 1.25 5.5 0.1 

La Jolla 1.7 1.7 5.5 0.1 

La Jolla Shores 1.0 {t>) 1.0 !I>) 5.5 0.1 

Mid-City: 1.25 1.25 5.5 0.1 
CN-3 and CV-3 

Mid-City: Except 2.5 2.1 6.5 0.1 
CN-3,CV-3 

Moun1Hope 3.3 2.8 6.5 0.1 

Mission Valley: CV 2.5 2.1 6.5 0.1 

Mission Valley: 
ExceptCV . 

5.0 4.3 6.5 0.1 

OtayMesa 5.0 4.3 6.5 0.1 

OldTown 4.0 3.4 6.5 0.1 

Southeast San Diego 2.5 2.1 6.5 0.1 

San Ysidro 2.5 2.1 6.5 0.1 

West Lewis Street 1.0 \01 1.0 \01 5.5 0.1 

Footnotes For Table 142-0SD 

(I) Transit Area. The transit area minimum parking ratios apply in the Transit Area 
Overlay Zone (Chapter 13, Article 2, Division 10) and in the Urban Village Overlay 
Zone (Chapter 13, Article 2, Division 11). 

• 

• 
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(l) Bicycle Parking. See Section 142.0530(e). 

(3) Uses Located above Ground Floor. The minimum parking ratio for retail sales and 
commercial services uses above the ground floor is 4.0 spaces per 1,000 square feet of 
gross floor area. · 

(
4

) Coastal Overlay Zone. For area of applicability, see Chapter 13, Article 2, Division 4. 

(S) Beach Impact Area. For area of applicability, see Chapter 13, Article 2, Division 8 
(Parking Impact Overlay Zone). 

(6) Alley Access. For properties with alley access, one parking space per 10 linear feet of 
alley frontage may be provided instead of the parking ratio shown in Table 142-0SD. 

(b) Eating and Drinking Establishments. Table 142-0SE establishes the required ratio of parking 
spaces to buildingjloor area in the commercial zones, industrial zones, and planned districts 
shown, for eating and drinking establishments that are the primary use on a premises. 

Table 142..05E 
Parking Ratios for Eating and Drinking Establishments 

Zone 

Commercial Zones . 

CC-1-1 
CC-2-1 
CC-4-1 
CC-5·1 

CC-1·2 
CC-2-2 
CC-4·2 

CC-5-2 

CC-4-2/C~ 
Overlay Zone 

CC-1-3 
CC-2-3 
CC-4-3 
CC-5-3 

CC-3-4 
CC-4-4 

CC-4-4/Co~~ 
Overlay Zone 

CC-5-4 

CC-3-5 

Parklng~ces Required per 1,000 Square Feet of Eating and Drinking 
Establishment Floor Area Unless Otherwise Noted (Floor Area Includes Gross Floor 

Area plus below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces 

Minimum Required I Minimum Requi~1 ) I Maximum 
OUtside a Transit Ares Within a Transit Ares Permitted 

2.5 2.1 25.0 

2.5 2.1 25.0 

2.5 2.1 25.0 

5.0 4.3 25.0 

15.0 12.8 25.0 

2.5 2.1 25.0 

5.0 4.3 25.0 

2.5 25.0 
2.1 

1.0 (I>) 1.0 (l:l} 20.0 

Required Bicyc~ 
Parking Spaces 

Minimum 
Required 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 

0.1 
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Zone 

CC-3·51~~ 
Overlay Zone 

CC-4-5 

CC-5-5 

CN-1-1 

CN-1-2 

CN-1-3 

CR-1-1 
. CR-1~2 

· C0-1-1 
co-1-2 

CV-1-1 

CV-1-2 

Industrial Zones 

IH-1·1 
IH-2-1 

IL-1-1 
IL-2·1 

IP-1-1 
IP-2-1 

18-1-1 

Planned Districts 

Barrio Logan: 
Subdistrict B 

Barrio Logan: 
Except Subdistrict B 

Carmel Valley 

Golden Hill 

La Jolla 

La JoHa Shores 

Mid-City: 
CN-3 and CV-3 

Mid-City: Except 
CN-3, CV-3 

Mount Hope 

Mission Valley: CV 

Mission Valley: 
ExceptCV 

OtayMesa 

OldTown 

Parking~ Required per 1,000 Square Feet of Eating and Drinking 
Establishment Floor Area Unless Otherwise Noted (Floor Area Includes Gross Floor 

Area plus below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required Automobile Parking Spaces Required~ 
Parking Spaces 

Minimum Required Minimum Requl~ Maximum Minimum 
Outside a Transit Area Within a Ttanslt Area 1l Permitted Required 

5.0 4.3 25.0 0.1 

1.0101 1.0 {O) 20.0 

1.25 1.25 20.0 0.1 

1.0 (!>) 1.0 {!>) 20.0 0.1 

15.0 12.8 25.0 0.1 

2.5 2.1 25.0 0.1 

15.0 12.8 25.0 0.1 

15.0 12.8 25.0 0.1 

15.0 2.1 25.0 0.1 

5.0 4.3 25.0 0.1 

15.0 12.8 25.0 0.1 

15.0 12.8 25.0 0.1 

15.0 12.8 25.0 0.1 

1.0 {O) 1.0 (O) 20.0 0.1 

1.0 {!>) 1.0 {til 20.0 0.1 

2.5 2.1 20.0 0.1 

15.0 12.8 25.0 0.1 

1.25 1.25 20.0 0.1 

5.0 4.3 20.0 0.1 

1.0 \til 1.0 (1:1) 20.0 0.1 

1.25 1.25 20.0 0.1 

2.5 4.3 25.0 0.1 

3.3 2.8 25.0 0.1 

5.0 4.3 25.0 0.1 

15.0 12.8 25.0 0.1 

15.0 12.8 25.0 0.1 

4.0 3.4 25.0 0.1 

• 

• 
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Zone Parklng~ces Required per 1,000 Square Feet of Eating and Drinking 
Establishment Floor Area Unless Otherwise Noted (Floor Area Includes Gross Floor 

Area plus below Grade Floor Area and Excludes Floor Area Devoted to Parking) 

Required AUtomobile Parking Spaces Required Bicyc~ 
Parking Spaces 

Minimum Required Minimum Requlre~1 ) Maximum Minimum 
OUtside a Tmnslt Area Within a Tmnslt Area Permitted Required 

Southeast San Diego 5.0 4.3 25.0 0.1 

San Ysidro 5.0 4.3 25.0 0.1 

West Lewis Street 1.0 (6) 1.0 161 20.0 0.1 

Footnotes For Table 142-0SE 

( 
1
) Transit Area. The transit area minimum parking ratios apply in the Transit Area 

Overlay Zone {Chapter 13, Article 2, Division 10) and in the Urban Village Overlay 
Zone (Chapter 13, Article 2, Division 11). 

(l) Bicycle Parking: See Section 142.0530(e) 

(
3
) Eating and Drinking Establishments. The minimum parking ratios apply to eating and 

drinking establishments that do not have a common parking area with any other uses. 
There is no minimum parking requirement or maximum permitted parking for outdoor 
dining. 

(
4

) Coastal Overlay Zone. For area of applicability, see Chapter 13, Article 2, Division 4 . 

(S) Beach Impact Area. For area of applicability, see Chapter 13, Article 2, Division 8 
(Parking Impact Overlay Zone). 

(6) Alley Access. For properties with alley access, one parking space per 10 linear feet of 
alley frontage may be provided instead of the parking ratio shown in Table 142-0SE. 

(c) Nonresidential Uses. Table 142-05F establishes the required ratio of parking spaces to 
buildingfloor area for the nonresidential uses shown that are not covered by the parking 
requirements in Section 142.0530(a) and (b). 

Use 

Institutional 

Separately regulated 
uses 

Table 142-o5F 
Parking Ratios for Specified Non-Residential Uses 

Parking Spaces Required per 1,000 Square Feet of Floor Area Unless Otherwise Noted 
(Floor Area Includes Gross Floor Area plus below Grade Floor Area, and Excludes Floor Area 

Devoted to Parking) 

Required Automobile Parking Spaces Required Bicycle 
Parkintb~aces 

Minimum Required OUtside Minimum Maximum Carpoo!2l Minimum 
a TransH Area Required Wi~ Permitted Minimum 

a Transit Area 
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Use Parking Spaces Required per 1,000 Square Feet of Floor Area Unleas Otherwise Noted 
(Floor Area Includes Gross Floor Area plus below Grade Floor Area, and Excludes Floor Area 

Devoted to Parking) 

Required Automobile Parking Spaces Required Bicycle 
Pa~ 

Minimum Required OUtsict.J Minimum Maximum .. c:::t2) Minimum 
a Transit Area Required~ Permitted 

a Transit Area 

Botanical Gardens 3.3 2.8 NIA NIA 2%ofAuto 
and Arboretums Minimum 

Churches and places 1 per 3 seats; or 1 per 60 85% of Minimum N/A NIA 2%ofAuto 
of religious assembly inches of pew space; or 

30 per 1,000 square feet 
Minimum 

assembly area if seating is 
not fixed 

Educational facifities: 

Kindergarten 2.0 per claSsroom if no 85% of Minimum NIA NIA 2%ofAuto 
through grade 9 assembly area or 30 per Minimum 

1,000 square feet assembly 
area 

Grade 10 through 1 per 5 students at 85% of Minimum NIA NIA 2%ofAuto 
grade12 maximum occupancy Minimum 

Vocational/trade 1 per student at maximum 85% of Minimum N/A N/A 2%ofAuto 
schools occupancy Minimum 

Exhibit Halls & 1 per 3 seats; 30.0 if no fixed 85% of Minimum NIA NIA 2%ofAuto 
Convention Facilities seats Minimum 

Hospitals 2perbed 85% of Minimum NIA NIA 2%ofAuto 
Minimum 

Intermediate care 1 per3beds 85% of Minimum NIA NIA 2%ofAuto 
facilities and nursing Minimum 
facilities 

Interpretive Centers 3.3 2.8 NIA N/A 2%ofAuto 
Minimum 

Museums 3.3 2.8 N/A NIA 2%ofAuto 
Minimum 

Radio & Television 3.3 2.9 5.0 0.3 0.03 + .03 bike 
Broadcasting lockers with 

shower 

Retail Sales: See Table 142..()50 

Commercial Services 

Eating & Drinking See Table 142·05E 
Establishments 

Public assembly & 
entertainment 

Theaters 1-3 screens: 1 per 3 seats 85% of Minimum NIA NIA 2%ofAuto 
Minimum 

4+ screens: 1 per 3.3 seats 

Per assembly area if not fixed 
seats:50.0 

• 

• 
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Use 

Health clubs 

Swimming pools 

All other public 
assembly and 
entertainment 

Visitor 
accommodations 

Separately regulated 
uses 

Child care facilities 

Funeral parlors & 
Mortuaries 

Outpatient Medical 
Clinic 

Private clubs, lodges, 
fraternal 
organizations (except 
fraternities and 
sororities) 

Single room 
occupancy hotels 

Veterinary clinics & 
hospitals 

Offices<6J 

Business& 
professional/ 
Government/ 
Regional & corporate 
headquarters (except 
in IS Zone) 

Medical, dental, & 
health practitioners 
(except in IS Zone) 

Parking Spaces Required per 1,000 Square Feet of Aoor Area Unless Otherwise Noted 
(Floor Area Includes Gross Floor Area plus below Grade Floor Area, and Excludes Floor Area 

Devoted to Parking) 

Required Automobile Parking Spaces Required Bicycle 
Parki~,paces 

Minimum Required Outside Minimum Maximum carpoo(2J Minimum 
a Transit Area Required~ Permitted Minimum 

a Transit Area 

5.0 85% of Minimum N!A NJA 2%of Auto 
Minimum 

Clubs with Courts: 1 
additional space per the 

maximum number of 
authorized players (Amateur 

Athletic Union) per court 

Commercial: 1 Per 1 00 sq. ft. 85% of Minimum NJA NJA 2%ofAuto 
of pool surface area Minimum 

Community: 1 per 175 sq. ft. 
of pool surface area 

1 per 3 seats; 30.0 if no fixed 85% of Minimum N/A NJA 2%ofAuto 
seats Minimum 

1 per gufJSt room 1 per guest room NJA N/A 2%of Auto 
Minimum 

Conference Area: 10.0 Conference Area: 
10.0 

1 per staff 85% of Minimum N/A N/A N/A 

1 per 3 seats: 30.0 for 85% of minimum N/A N/A 2%ofAuto 
assembly area if no fixed Minimum 

seats 

4.0 3.5 6.0 0.4 0.03 + .03 bike 
lockers with 

shower 

1 per guest room, 85% of Minimum N/A N/A 2%ofAuto 
or 2.5, whichever is greater Minimum 

1 per room 0.5 per room N/A N/A 0.2perroom 

Very low income<5J: 0.5 per Ve~f:>W 
room income : 0.25 

per room 

2.5 2.1 N/A N/A N/A 

3.3 2.9 5.0 0.3 0.03 +.03 bike 
lockers 

with shower 

4.0 3.5 6.0 0.4 0.03 + .03 bike 
lockers with 

shower 
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Use Parking Spaces Required per 1,000 Square Feet of Floor Area Un .. Otherwise Noted 
(Floor Area Includes Gross Floor Area plus below Grade Floor Area, and Excludes Floor Area 

Devoted to Parking) 

Required Automobile Parking Spaces 

Minimum Required Outside ·Minimum 
a Transit Area Required~ 

a Transit Area 

All office U8e$ in the IS 1.0141 1.0141 

Zone 

Vehicle & Vehicular Equipment Sales & Service 

Automobile service 2 per Station; with 
stations Maintenance Facility, 3 per 

Station Plus 
1 per Service Bay 

Retail Sales: 3.0 

Vehicle repair & 5.0 
maintenance 

Vehicle sales & rentals 1 per each 10 display cars 

Wholesale. Distribution, and Storage<6
> 

All wholesale, 
distribution and 
storage uses 

Industrial 

Heavy Manufacturing 
(except in IS Zone) 

Light manufacturing 
(except in IS Zone) 

Research& 
development 
(except in IS Zone) 

Alllndus1rlal uses in 
the IS Zone 

1.5 

2.5 

2.5 

1.0 141 

FootnotesForTable 142-0SF 

85o/oof 
Minimum 

4.3 

85% of Minimum 

1.5 

2.1 

2.1 

1.0 \4
) 

Maximum 
Permitted 

5.0 

N/A 

NIA 

N/A 

4.0 

4.0 

4.0 

4.0 

4.0 

Required Bicycle 
Parki.paces 

Carpoo(2) Minimum 
Minimum 

N/A 0.1 

N/A NIA 

N/A NIA 

NIA N/A 

N/A 0.1 

0.2 0.03 + .03 bike 
lockers with 

shower 

0.3 0.03 + .03 bike 
lockers 

with shower 

0.3 0.03 + .03 bike 
lockers 

with shower 

NIA 0.1 

(1) 
Transit Area. The transit area minimum parking ratios apply in the Transit Area Overlay 
Zone (Chapter 13, Article 2, Division 10) and in the Urban Village Overlay Zone (Chapter 
13, Article 2, Division 11). 

(2) 
Carpool. See Section 142.0530(d). 

(
3
) Bicycle Parking. See Section 142.0530(e). 

(
4

) Alley Access. For properties with alley access, one parking space per 10 linear feet of alley 
frontage may be provided instead of the parking ratio shown in Table 142-0SF. 

(5) Very Low Income. The very low income parking ratio· applies to dwelling units limited to 
occupancy by very low income households that are covered by an agreement with the San 
Diego Housing Commission pursuant to Chapter 14, Article 3, Division 7 (Affordable 
Housing Density Bonus Regulations). 

• 

• 
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(6) Accessory Retail Sales, Commercial Services, and Office Uses. On-site accessory retail 
sales, commercial services, and office uses that are not open to the public are subject to 
the same parking ratio as the primary use. 

(d) Carpool Spaces 

( 1) Required carpool parking spaces are to be provided within the overall minimum parking 
requirement, not in addition to it. 

(2) Carpool spaces shall be clearly labeled and conveniently located close to employee 
entrances. 

(3) If there is a charge for parking, carpool spaces shall be offered at a discount for vehicles 
containing two or more persons. 

(e) Bicycle Facilities 

( 1) The minimum number of required bicycle parking spaces is two. 

(2) The maximum number of required bicycle parking spaces is 25. These spaces can be 
accommodated with racks for 25 bicycle spaces or racks for 12 spaces and 12 bicycle 
lockers if lockers are also required. 

(3) The following uses are exempt from the bicycle facilities requirement: 

Cemeteries, mausoleums, crematories; 
Maintenance and repair uses; 
Boarding kennels; 
Pet grooming services; 
Veterinary clinics and hospitals; 
Vehicle and vehicular equipment sales and service uses; and 
Mining and extractive industries 

(f) Unspecified Uses. For uses not addressed by Tables 142-05D, 142-0SE, and 142-05F the 
required off-street parking spaces are the same as that required for similar uses. The City 
Manager shall determine if uses are similar. 

(g) Motorcycle Parking. Motorcycle parking shall be provided at a ratio of 2 percent of the 
minimum number of automobile parking spaces required or two spaces, whichever is 
greater. 

(h) Rideshare Information. All nonresidential uses with more than 100,000 square feet of gross 
floor area are required to provide a kiosk or bulletin board that displays information on 
transit use, carpooling, and other forms of ridesharing. 

Off·Premises Parking Regulations in Urbanized Communities 

Required off-street parking spaces for uses in urbanized communities as identified in the Progress 
Guide and General Plan may be located off-premises, subject to the following regulations . 

(a) Residential Uses. Some portion of the off-premises parking shall be within a 25-foot 
horizontal distance of the premises on which the use requiring off-street parking spaces is 
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located. 

(b) Nonresidential Uses. Some portion of the off-premises parking shall be within a non
residential zone and within a 600-foot horizontal distance of thepremises on which the use 
requiring off-street parking spaces is located. 

(c) Control of Parking Spaces. The off-premises parking shall be owned or controlled by the 
owner of the use requiring the off-street parking spaces. When off-premises parking is to be 
provided, the owner or lessee of record of the premises shall furnish evidence that is 
satisfactory to the City Manager that they own or have a sufficient interest in the property to 
provide the minimum off-street parking spaces required by the Land Development Code. 
Whether off-street parking spaces are to be provided on property that is owned by the 
applicant or another owner, the applicant shall provide to the County Recorder for 
recordation, a covenant that has been executed by the owners of the property on which the 
off-premises parking is proposed. The covenant shall be for the benefit of the City, in a 
form approved by the City Attorney, to the effect that the owners will continue to maintain 
the parking spaces as long as the use it serves exists. The covenant shall also recite that the 
title to, and right to, use the lots upon which the parking is to be provided will be 
subservient to the title to the premises where the primary use it serves is situated and shall 
warrant that the lots are not and will not be made subject to any other covenant or contract 
for use without prior written consent of the City. If the owners of the use should thereafter 
provide parking equal in area within the same distance and under the same conditions as the 
ownership upon another lot than the premises made subservient in a previous covenant, the 
City will, upon written application accompanied by the filing of a similar covenant, release 
the original subservient premises from the previous covenant. The owners shall furnish at 

• 

their own expense title reports or other evidence the City may require to insure compliance • 
with the provisions of this section. 

(d) Off-Premises Parking Spaces Not to be Reduced. Off-premises parking spaces provided in 
accordance with this section shall be maintained as long as the structure or use for which 
they are provided exists unless an equivalent substitute number of spaces is provided and 
thereafter maintained in compliance with the Land Development Code. In no event shall 
parking facilities that are provided or maintained for a structure or use be considered as 
providing any of the required space for any other structure or use. 

§ 142.0540 Exceptions to Parking Regulations for Nonresidential Uses 

(a) Commercial Uses on Small Lots. For lots that are 7,000 square feet or less, that existed 
before [ordinance adoption date], including abutting lots wider common ownership, the 
parking requirements set forth in Table 142-050 may be applied to all commercial uses at 
the option of the applicant as an alternative to the requirements set forth in Section 
142.0530. The type of access listed in Table 142-0SG determines the minimum number of 
required off-street parking spaces. 

Table 142-o5G 
Alternative Parking Requirement for 

Commercial Uses on Small Lots 

Type of Access Minimum Number of Parking Spaces 

With Alley Access (1 l 1 space per 10 feet of alley frontage, minus one space 

Without Alley AccEiss none required • 
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( 
1
) The City Engineer will determine whether a lot has adequate alley access according to 

accepted engineering practices. 

(b) Exceeding Maximum Permitted Parking. Development proposals may exceed the maximum 
permitted automobile parking requirement shown in Tables 142-05D, 142-0SE, and 142-
0SF with the approval of a Neighborhood Development Permit, subject to the following: 

(1) The applicant must show that the proposed parking spaces are required to meet 
anticipated parking demand, will not encourage additional automobile trips, and will not 
result in adverse site design impacts; and 

(2) The number of automobile parking spaces provided shall not be greater than 125 
percent of the maximum that would otherwise be permitted. 

(c) Varying From Minimum Parking Requirements. Development proposals may, at the 
applicant's option, vary from the minimum parking requirements of this division with the 
approval of a Transportation Demand Management (TDM) Plan and Site Development 
Permit decided in accordance with Process Three, subject to the following requirements. 

(1) The TDM Plan shall be designed to reduce·peak period automobile use with such 
techniques as carpooling, vanpooling, transit, bicycling, walking, telecommuting, 
compressed work weeks, or flextime . 

(2) To compensate for a reduction in parking, the TDM Plan shall specify only those 
measures that would not otherwise be required by this division. 

(3) In no case shall the number of automobile parking spaces provided be less than 85 
percent of the minimum that would otherwise be required. 

( 4) The applicant shall show that the TDM Plan adequately mitigates the proposed 
reductions in automobile parking. 

(5) The owner shall set aside land for a parking facility or allow for future construction or 
expansion of a structured parking facility that is sufficient to provide additional parking 
spaces equal in number to the number reduced. 

(6) In the event of noncompliance with the TDM Plan, the City Manager shall require the 
owner to construct additional parking spaces equal in number to the spaces originally 
reduced. 

§ 142.0545 Shared Parking Requirements 

(a) Approval Criteria. In all zones except single unit residential zones, shared parking may be 
approved through a Building Permit subject to the following requirements. 

(1) Shared parking requests shall be for two or more different land uses located adjacent or 
near to one another, subject to the standards in this section . 

(2) All shared parking facilities shall be located within a 600-foot horizontal distance of the 
uses served. 
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(3) Parties involved in the shared use of a parking facility shall provide an agreement for 
the shared use in a form that is acceptable to the City Attorney. 

(4) Shared parking facilities shall provide signs on the premises indicating the availability 
of the facility for patrons of the participating uses. 

(5) Modifications to the strocture in which the uses are located or changes in tenant 
occupancy require review by the City Manager for compliance with this section. 

(b) Shared Parking Formula. Shared parking is based upon the variations in the number 
of parking spaces needed (parking demand) over the course of the day for each of the 
proposed uses. The hour in which the highest number of parking spaces is needed 
(peak parking demand) for the proposed development, based upon the standards in this 
section, determines the minimum number of required off-street parking spaces for the 
proposed development. 

(1) The shared parking formula is as follows: 

A,B,C 

PA 

PB 

PC 

HA% 

= proposed uses to share parking spaces 

= parking demand in the peak hour for Use A 

= parking demand in the peak hour for Use B 

= parking demand in the peak hour for Use C 

= the percentage of peak parking demand for Use A in Hour H 

HB% = the percentage of peak parking demand for Use B in Hour H 

HC% = the percentage of peak parking demand for Use C in Hour H 

P(A, B, C) = peak parking demand for Uses A, B and C combined 

Formula: 

P(A, B, C)= (PAx HA%) + (PB x HB%) +(PC x HC%), 
where H =that hour of the day (H) that maximizes P(A, B, C) 

(2) Table 142-05G contains the peak parking demand for selected uses, expressed as a ratio 
of parking spaces to floor area. 

(3) Table 142-0SH contains the percentage of peak parking demand that selected uses 
generate for each hour of the day (hourly accumulation curve), in some cases separated 
into weekdays and Saturdays. The period during which a use is expected to generate its 
peak parking demand is indicated as 100 percent, and the period during which no 
parking demand is expected is indicated with"-". 

( 4) The parking demand that a use generates in a particular hour of the day is determined by 
multiplying the peak parking demand for the use by the percentage of peak parking 
demand the use generates in that hour. 

• 

• 

( 5) The parking demand of the proposed development in a particular hour of the day is I 
determined by adding together the parking demand for each use in that hour. 



• 
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( 6) The minimum number of required off-street parking spaces for the proposed 
development is the highest hourly parking demand. 

(7) Uses for which standards are not provided in Tables 142-05H and 142-051 may 
nevertheless provide shared parking with the approval of a Neighborhood Development 
Permit, provided that the applicant shows evidence that the standards used for the 
proposed development result in an accurate representation of the peak parking demand. 

(c) Single Use Parking Ratios. Shared parking is subject to the parking ratios in 
Table 142-0SH. 

Table 142..05H 
Parking Ratios for Shared Parking 

Use Peak Parking Demand Transit Area 11 1 

(Ratio of spaces per 1 ,000 square feet of 
floor area unless otherwise noted. Floor 
area includes gross floor area plus below 
grade floor area and excludes floor area 

devoted to parking) 

Office (except medical office) 

Weekday 3.3 2.8 

Saturday 0.5 0.5 

Medical office 

Weekday 4.0 3.4 

Saturday 0.5 0.5 

Retail sales 5.0 4.3 

Eating & drinking establishment 15.0 12.8 

Cinema 1·3 screens 1 space per 3 seats 1 space per 3 seats 
4 or more screens 1 space per 3.3 seats 1 space per 3.3 seats 

Visitor accommodations 1 space per guest room 1 space per guest 
room 

Conference room 10.0 10.0 

Multiple dwelling units (see Section 142.0525) 

Footnote for Table 142-0SH 

(l) Transit Area. The transit area peak parking demand applies in the Transit Area 
Overlay Zone (see Chapter 13, Article 2, Division 10). 

(d) Hourly Accumulation Rates. Table 142-051 contains, for each hour of the day shown in the 
left column, the percentage of peak demand for each of the uses, separated in some cases 
into weekdays and Saturdays. 

Ch. 

14 
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Table 142..051 
Representative Hourly Accumulation by Percentage of Peak Hour 

Hour of Office Medical Office Retail Sales Eating & Drinking Cinema 
Day (Except Medical 

Office) 
establishment. 

Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday 

Sam. 5% - 5% - - - 15"4 20% - -
7a.m. 15 30o/o 20 20% 10o/o 5% 55% 35% - -
8a.m. 55 50 65 40 30 30 80 55 - . 
9am 90 80 90 80 50 50 65 70 . -
10a.m. 100 90 100 95 70 75 25 30 5% . 
11 a.m. 100 100 100 100 80 90 65 40 5 -
Noon 90 100 80 100 100 95 100 60 . 30 30o/o 

1 p.m. 85 85 65 95 95 100 80 65 70 70 

2p.m. 90 75 80 85 85 100 55 60 70 70 

3p.m. 90 70 80 95 80 90 35 60 70 70 

4p.m. 85 65 80 50 75 85 so 50 70 70 

Sp.m. 55 40 50 45 80 75 45 65 70 70 

Sp.m. 25 35 15 45 80 65 65 85 80 80 

7p.m. 15 25 10 40 75 60 55 100 100 90 

8p.m. 5 20 5 5 60 55 55 100 100 100 

9p.m. 5 - 5 . 45 45 45 85 100 100 

10p.m. 5 - 5 - 30 35 35 75 100 100 

11p.m. - . - . 15 15 15 30 80 80 

Midnight - - - - - . 5 25 70 70 

Hour of Visitor Accommodations 
Day 

GuutRoom Eating & Drinking Conference Exhibit Hall and 
Establishment Room Convention 

Facility 

Weekday Saturday Weekday Saturday Daily Daily 

6a.m. 100% 90% 15% 20o/o - -
7a.m. 95 80 55 35 .. . 

8a.m. 85 75 80 55 50% 50o/o 

9am 85 70 65 70 100 100 

10am. 80 60 25 30 100 100 

11 a.m. 75 55 65 40 100 100 

Noon 70 50 100 80 100 100 

1 p.m. 70 50 80 65 100 100 

2p.m. 70 50 55 60 100 100 

• 

• 
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Hour of 
Day 

3 p.m. 

4 p.m. 

Sp.m. 

6p.m. 

7p.m. 

8 p.m. 

9 p.m. 

10p.m. 

11p.m. 

Midnight 

Hour of Day 

8a.m. 

7 a.m . 

8a.m. 

9a.m 

10a.m. 

11 a.m. 

Noon 

1 p.m. 

2 p.m. 

3 p.m. 

4 p.m. 

5 p.m. 

6p.m. 

7 p.m. 

8p.m. 

9p.m. 

10p.m. 

11 p.m. 

Midnight 

Guest Room 

80 50 

85 50 

80 80 

85 85 

75 70 

85 70 

90 75 

90 85 

100 95 

100 100 

Final Draft - 09/05/97 

V~HorAcconunodations 

Eating & Drinking Conference Exhibit Hall and 
Establishment Room Convention 

Facility 

40 80 100 100 

30 50 100 100 

45 85 100 100 

65 85 100 100 

55 100 100 100 

55 100 100 100 

45 85 100 100 

35 75 50 50 

15 30 - -
10 25 - -

Residential 

Weekday Saturday 

100% 100% 

80 100 

60 95 

50 85 

40 80 

40 75 

40 70 

35 65 

40 65 

45 65 

45 65 

50 65 

65 70 

70 75 

75 80 

85 80 

90 85 

95 90 

100 95 
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§ 142.0550 Parking Assessment District calculation Exception 

(a) Exemption From Minimum Required Parking Spaces. Property within a parking assessment 
district fonned pursuant to any parking district ordinance adopted by the City Council may 
reduce the number of parking spaces provided from the minimum automobile space 
requirements in Tables 142-0SC, 142-0SD, 142-0SE, and 142-0SF in accordance with the 
application of the following fonnula: 

(Assessment against the subject property) I (Total assessment against all property in the 
pa.rki.Jlg district) x (parking spaces provided in the district facility) x 1.25 =parking spaces 
reduced. 

The remainder of the off-street parking spaces required by Tables 142-0SC, 142-0SD, 142-
0SE, and 142-0SF shall be provided on the premises or as otherwise provided in the 
applicable zone. 

(b) Property Within More than One Parking Assessment District. Property located in more than 
one parking assessment district is entitled to the exemption provided in Section 142.0550(a) 
for each parking assessment district. 

§ 142.0555 Tandem Parking Regulations 

(a) Tandem Parking for Residential Uses. Tandem parking regulations for residential uses are 
described in Chapter 13, Article 2, Division 9 (Residential Tandem Parking Overlay Zone) . 

(b) Tandem Parking for Commercial Uses. Tandem parking for commercial uses may be 
approved through a Neighborhood Development Permit provided the tandem parking is 
limited to the following purposes: 

(1) Assigned employee parking spaces; 

(2) Valet parking; and 

(3) Bed and breakfast establishments. 

§ 142.0560 Development and Design Regulations for Parking Facilities 

(a) General Regulations for Parking Areas 

(1) In computing the required number of off-street parking spaces and bicycle spaces, a 
remaining fraction of one-half or more park:iQ.g space is deemed a whole parking space; 
a remaining fraction of less than one-half is disregarded. 

(2) For mixed uses on the same premises, the required parking spaces shall be either of the 
following: 

(A) The sum of the requirements for each individual use computed separately; or 

(B) In compliance with Section 142.0545 shared parking requirements. 

• 

• 

(3) Where five or more required spaces are provided on a premises, each space shall be • 
clearly delineated with paint or other more durable material contrasting in color with the • 
surface to which it is applied. 



• 
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(4) Parking areas with fewer than 5 spaces are not required to be delineated. The number 
of spaces in undelineated parking areas shall be determined by dividing the square 
footage of the usable parking area by 350. 

(b) Minimum Dimensions for Off-street Parking Spaces. The minimum dimensions for single 
and tandem spaces for specific types of parking spaces are shown in Table 142-051. except 
as provided in Section 142.0560(e) for certain pre-existing parking facilities. Compact 
spaces are not permitted. 

Table 142-osJ 
Minimum Off-Street Parking Space Dimensions 

Type of Space Required Single Space Required Tandem Space 
Dimensions Dimensions 

Parking space unobstructed: 
Retail sales uses and eating and drinking 8'·3" wide x 18' long All uses 
establishments 8' wide X 35' long 

All other uses 8' wide x 18'1ong 

Parking space abuts a wall, column, or other One side abutting obstacle: One side abutting obstacle: 
immovable obstacle 9' wide x 18' long 9' wide x 35' long 

Two sides abutting obstacle: Two sides abutting obstacle: 
9¥2' wide x 18' long 

9'h' wide X 35' long 

Garage door behind space Add 1 foot to the required Add 1 foot to the required 
parking space length parking space length 

Garage door between front and rear space N/A Add 5 feet to the required 
parking space length 

Parking Space parallel to aisle (interior space) 8' wide X 21' long N/A 

(c) Minimum Dimensions for Automobile Parking Aisles. The minimum dimensions for 
automobile parking aisles at permitted angles for one-way and two-way circulation are 
shown in Table 142-05K and illustrated in Diagram 142-05B, except as provided in Section 
142.0560(e) for certain pre-existing parking facilities. 

Angle Between Parking 
Space and Aisle 

90" (perpendicular) 

75° 

60" 

45" 

0" (parallel) 

Table 142..05K 
Aisle Dimensions 

Minimum Required Aisle Width 
(feet) 

one way Two Way 

24 24 

23 24 

18 22 

12 20 

12 20 
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Diagram 142-o5B 
Minimum Dimensions for Automobile Parking Spaces and Aisles 

TWO WAY 

c 
~ 
~ 
* 

+ ++ 
.~ B J L L 

" B " 

A. Angle between parking space and aisle 
B.Aislewidth 
C. Space length: 18' 
D. Space width: 8'3" retail sales and trstaurant uses. 

(all other uses 8') 

(1) For other angles between 45 and 90 degrees, use the aisle width for the next larger 
angle in Table 142-0SK. 

(2) Parking spaces that are not parallel to the aisle (0 degrees between the parking space 
and aisle) shall be at an angle of at least 45 degrees to the aisle, except as otherwise 
approved by the City Manager according to accepted engineering practices. 

(d) Vehicular Circulation Within Parking Facilities 

(1) Each parking space shall open directly on an aisle or driveway of such width and design 
as to provide safe and efficient means of vehicular access to the parking space. All 
required parking facilities shall have convenient and direct access to a public street or 
alley. 

(2) Vehicular circulation from one aisle to another on the same premises shall not require 
the use of a public street. 

(3) Aisles that do not provide through circulation shall provide a turnaround area at the end 
of the aisle that is clearly marked to prohibit parking and that has a minimum area 
equivalent to a parking space. 

(e) Minimum Parking and Aisle Dimensions for Pre-existing Parking Facilities. Required off
street parking spaces approved before [effective date of this ordinance] need not be 
restriped to comply with this section when enlargement or a change in use is 
undertaken if the spaces required for both the existing use and enlargement comply with the 
following standards: 

(1) The parking stall dimensions for 90-degree parking are 8 feet, 6 inches wide by 20 feet 
long with 21-foot aisles; or 

•• 

• 
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(2) A maximum of 60 percent of the total number of spaces may be 7 feet, 6 inches wide by 
15 feet long with 18-foot aisles .. 

(f) Minimum Dimensions for Motorcycle Parking Facilities. Motorcycle spaces shall be at least 
3 feet wide and 8 feet long. 

(g) Minimum Bicycle Facilities. Bicycle racks, bicycle lockers, and shower facilities required 
by this division shall comply with the following. 

(1) A bicycle rack is not required for bicycle parking spaces required for a dwelling unit 
with a garage that is for use only by the occupants of the dwelling unit. 

(2) Bicycle racks used to provide required bicycle parking spaces shall allow the locking of 
both wheels and the frame without the use of chains or cables. 

(3) Bicycle lockers may be substituted by enclosed, locked, limited-access areas with racks. 

(4) Bicycle racks and lockers shall be located in convenient, visible, well-lit areas that are 
not accessible by motor vehicles or within a pedestrian path. They may be located 
within the public right-of-way only upon approval of the City Manager, according to 
accepted engineering practices. 

(5) Shower facilities shall include lockers and shall be free-of-charge to bicycle commuters. 

(h) Surface Parking Design Regulations 

(1) All parking spaces, parking areas, loading areas, and driveways shall be sUrfaced with 
asphaltic concrete at least 2 inches in depth or its equivalent as determined by the City 
Manager according to accepted engineering practices, except that vehicles and 
equipment permitted to be stored in accordance with Chapter 14, Article 2, Division 11 
(Outdoor Storage, Display, and Activity Regulations), may be placed on a permeable 
surface. Surfacing shall be placed on a suitable compacted and prepared base. 

(2) Any artificial lighting of parking areas shall be shaded so as not to fall on adjacent 
properties. 

(3) All surface parking facilities (including aisles and driveways) in a multiple dwelling 
unit, commercial, or industrial zone containing five or more parking spaces shall be 
bounded by walls, solid fences, buildings, landscaping, or a combination of these 
whenever the parking area abuts residentially zoned property along the side or rear 
property lines of the premises on which the parking area is located. All walls, 
buildings, and landscaping shall be in compliance with applicable setback and fence 
requirements. 

(4) On any premises containing five or more parking spaces, all parking spaces within 10 
feet of the boundaries of abutting properties shall be equipped with curbs or 
permanently anchored wheel stops not less substantial than a 6-inch by 6-inch timber. 
Wheel stops shall be at least 6 feet in length and located to provide a vehicle overhang 
of not more than 3 feet. 

(5) The length of a parking space may overhang a raised curb or wheel stop and a required 
landscape area by a maximum of 3 feet, provided that the height of the curb does not 
exceed 6 inches and the area of overhang is not part of a required pedestrian path. 



., Chapter 14: General Regulations Final Draft - 09/05/97 

§ 142.0560 
Confd 

(6) The maximum gradient in any direction within a surface parking facility shall be 
6 percent, except that where unusual or special circumstances warrant, the City 
Manager may approve steeper gradients according to accepted engineering practices. 

(i) Queue Requirements for Drive-Up Service. Queue space for a minimum of five cars shall 
be provided for each drive-up service window or position. The queue space for each car 
shall be 10 feet wide and 20 feet long. Required queue spaces shall not obstruct access to 
parking aisles or parking spaces. 

(j) Driveway and Access Regulations 

Use 

(1) For the uses described in Table 142-0SL, the driveway width shall comply with the 
minimum and maximum widths shown. 

Table 142..0SL 
Driveway Width 

Minimum Width 

One-Yiay Two-Yiay 

Maximum Width 

One-Way Two-Yiay 

Detached single dwelling unit (other than 12feet 25feet 
RXZones) 

Dwelling unit in the RX Zone 12feet 20feet 

Multiple dwelling unit 14feet 20feet 20feet 

Nonresidential 14feet 24feet 20feet 

(2) When redevelopment occurs, after the demolition of the primary structures on a 
premises, existing driveways shall be modified to comply with this section. 

25feet 

30feet 

(3) Driveway openings shall comply with San Diego Regional Standard Drawing G" 16 and 
either Number G-14A and G-14B, Concrete Driveways, or SDG"l14, Concrete 
Driveway Commercial Alternate, except that driveway openings abutting a through 
travel lane less than 17 feet wide with an existing or anticipated speed limit of 30 miles 
per hour or greater shall conform to Drawing Number SDG-114, Concrete Driveway 
Commercial Alternate. 

( 4) Driveways that serve as direct access to ojfstreet parldng spaces and that traverse a 
sidewalk or curb shall be at least 20 feet long measured from the back of the sidewalk 
to that portion of the driveway most distant from the sidewalk, as illustrated in Diagram 
142-0SA in Section 142.0520. 

(5) Driveway entrances crossing a sidewalk shall maintain the scoring pattern and color 
used in the adjacent sidewalk areas, as illustrated in Diagram 142-0SC. Special paving 
requires the approval of the City Engineer. 

( 6) There shall be at least a 45-foot length of full-height curb between driveways serving 
the same premises, as illustrated in Diagram 142-0SC. 

• 

• 
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Continue sidewalk paving 
pattern aero$$ drlvjtWaliS.. 

Diagram 142..0SC 
Driveway Spacing and Scoring Pattern 

STREET 

(7) Within the beach impact area of the Parking Impact Overlay Zone, as shown in Chapter 
13, Article 2, Division 8, where any new development or any redevelopment will 
increase the gross floor area by 50 percent or more on a premises abutting an improved 
alley, the required off-street parking spaces shall be accessible from the alley. 

(8) Maximum Number of Driveways Permitted on a Premises 

(A) For properties with no access to an alley, there shall be at least one driveway 
opening permitted per street frontage with a maximum of one driveway opening 
for each 100 feet of street frontage. 

(B) For properties with access to an alley and at least 150 feet of street frontage, a 
maximum of one driveway opening for each 150 feet of frontage is pennitted. 

(C) For properties with access to an alley and less than 150 feet of frontage, a driveway 
is not permitted, except that in the RM-1-1, RM-1-2, and RM-1-3 zones, one 
driveway may be permitted if the prohibition of a driveway opening would 
preclude achieving the maximum density pennitted by the underlying zone. 

(9) Driveway Gradient Regulations 

(A) Driveways may be up to 5 percent gradient with no transitions. 

(B) Between the driveway apron and any driveway gradient greater than 5 percent, 
there shall be a 20-foot-long flat transition not exceeding a 5 percent gradient. A 
shorter transition may be approved by the City Manager according to accepted 
engineering practices. 

(C) For driveways with a gradient greater than 14 percent up to the maximum 
permitted gradient of 20 percent, there shall be transitions for the first and last 8 
feet of the ramp. The transitions shall not exceed one-half of the abutting slope of 
the driveway, as illustrated in Diagram 142-05D . 
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Diagram 142-GSD 
Maximum Driveway Slope 

(1 0) All driveways shall lead to a legal, off-street parking area or loading area on the 
same premises or to legal parking .on neighboring property, if permitted by 
variance, recorded map easement, or other approved mechanism. 

(k) Parking Structure Design Regulations. Parking structures are subject to the following 
design regulations: 

• 

(1) The perimeter of each parking garage floor above street level shall have an opaque • 
screen or other screening mechanism to shield automobiles from public view. The 
screen shall be at least 3 ~ feet high measured from the finished floor elevation. An 

Ch. Art. Div. 
11412!5 •• 

architectural treatment, such as a finished fascia, shall be provided to shield any 
unfinished structural elements (including electrical elements, exposed metal beams, and 
fireproofing material) or mechanical appurtenances from a viewing position at grade 
from the opposite side of the street. Lights visible from the exterior of the structure 
shall be covered or screened with a diffusing lens and oriented to minimize the visual 
impact from a viewing position at grade from the opposite side of the street. The top 
floor of parking structures that are open to the sky are subject to the vehicular use area 
requirements of the Landscape Regulations (Chapter 14, Article 2, Division 4). 

(2) The maximum gradient in any direction within a parking structure is 6 percent, except 
that where unusual or special circumstances warrant, the City Manager may approve 
steeper gradients according to accepted engineering practices. 

• 
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Article 2: General Development Regulations 

Division 6: Public Facility Regulations 

§ 142.0601 Purpose of Public Facility Regulations 

The purpose of these regulations is to establish when public facilities will be required to be 
provided by private development. The intent of these regulations is to assure that the cost of 
providing public facilities to serve new development is the responsibility of that development and 
that minimum standards for public facilities are maintained to protect the public health, safety, 
and welfare. 

§ 142.0605 When Public Facility Regulations Apply 

§ 142.0610 

This division applies to development of private property that requires public improvements or the 
payment offees for public facilities. 

When Public Improvements May Be Required Incidental to a Building Permit 

(a) Except as provided in Section 142.0610(b) and 142.0611, no structure shall be erected or 
enlarged, and no Building Permit shall be issued, for any lot unless the streets and alleys 
abutting the premises have been dedicated and improved along the abutting frontage to the 
prevailing standards of the City of San Diego. Street improvements shall include street trees, 
curbs, gutters, sidewalks, and half-width paving. Alley improvements shall consist of full
width paving . 

(b) Where public improvements do not exist or are not to the prevailing standard, a Building 
Permit may, nevertheless, be issued under any of the following circumstances provided any 
needed dedication has been granted: 

(1) When a permit for the required public improvements has been issued in accordance with 
the provisions of the Municipal Code, provided, however, that the improvements 
covered by the permit shall be installed and accepted before the Building Official issues 
a Certificate of Occupancy for the structure permitted under the Building Permit; 

(2) When public improvements constructed to less than the prevailing standard exist and 
the permit issuing authority finds that they are in substantial conformance with the 
requirements of this section; or 

(3) When the permit issuing authority determines that the amount of work associated with 
the requested Building Permit is of such limited scope that the installation of public 
improvements should be deferred until such time as adjacent public improvements are 
installed. 

(c) When the abutting public improvements are to be deferred, no Building Permit shall be 
issued until the property owner executes a waiver of the right of the property owner, or any 
successor in interest, to protest a future assessment project for installation of the required 
public improvements. The waiver shall be recorded against the property on which the 
Building Permit is issued. 
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§ 142.0611 Exemptions from Requirement to Provide Public Improvements Incidental to a 
Building Permit 

The following activities are exempt from Section 142.0610: 

(a) The construction of accessory buildings such as residential garages; 

(b) The construction of accessory structures such as swimming pools or patio decks; 

(c) The alteration of existing buildings where the proposed improvements have a total value, as 
estimated by the Building Official, of $50,000 or less; and 

(d) Neighborhood revitalization projects operated by the San Diego Housing Commission. 

§ 142.0612 When Permits Are Required for Public Facilities 

Permits are required for the construction of public facilities as follows: 

(a) A Public Right-of-Way Permit is required for the activities specified in Section 129.0702; 

(b) A Site Development Permit in accordance with Chapter 12, Article 6, Division 5 (Site 
Development Permit Procedures) is required for any of the following: 

(1) Work involving more than 3,000 feet of street frontage; and 

(2) Work for which established standards and regulations do not apply. 

§ 142.0620 When Public Improvements Are Required for Development Permits 

The approval of development permits shall be conditioned to provide public facilities in 
accordance with Section 142.0610 and to mitigate any impact the development may have on 
existing public facilities. 

§ 142.0630 When Public Improvements Are Required for Subdivisions 

The subdivider shall improve public rights-of-way and provide public facilities as required in 
Chapter 14, Article 4 (Subdivision Regulations). 

§ 142.0640 Payment of FacHities Benefit ~nt Fees and Development Impact Fees 

(a) The payment of Facilities Benefit Assessments Fees shall be required before issuance of any 
Building Permit in accordance with Municipal Code Section 61.2210. 

(b) The payment of Development Impact Fees shall be required before issuance of any Building 
Permit in areas where the City Council has established Development Impact Fees. 

§ 142.0650 Requirements for Park and Recreational Facilities 

The provision of park facilities and the payment of park fees are required in accordance with 
Municipal Code Chapter 6, Article 3, Division 4 (Development of Park and Recreational 
Facilities). 

• 

• 
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§ 142.0670 Standards for Public Improvements 

(a) Public street improvements shall be constructed in accordance with the provisions of 
Municipal Code Chapter 6, Article 2 (Public Rights-of-Way and Improvements), adopted 
Council Policies, and the standards established in the Land Development Manual. 

(b) Streetscape and street improvements shall be constructed in accordance with the following: 

( 1) For urbanized communities as designated in the Progress Guide and General Plan, the 
design of sidewalks shall be in substantial conformance with the historic design of 
sidewalks on adjacent properties including location, width, elevation, scoring pattern, 
texture, color, and material to the extent that the design is approved by the City 
Engineer, unless an alternative design is approved as part of a use permit or 
development permit. An alternative design also requires an Encroachment Removal 
Permit. 

(2) All existing fluted-pole, post-top street light standards shall be maintained or replaced 
in-kind as redevelopment occurs. Minor variations in design and location are 
permissible. 

(3) All private improvements in the public right-of-way shall comply with the provisions 
for encroachments in Municipal Code Chapter 6, Article 2, Division 3 
(Encroachments), adopted Council Policies, and the standards established in the Land 
Development Manual . 

(4) Public street improvements shall comply with the regulations in Municipal Code 
Chapter 6, Article 2 (Public Rights-of-Way and Improvements), adopted Council 
Policies, and the standards established in the Land Development Manual. 

(5) Driveways shall comply with the regulations in Chapter 14, Article 2, Division 5 
(Parking Regulations). 

(6) Landscaping within the public right-of-way shall comply with the regulations in 
Chapter 14, Article 2, Division 4 (Landscape Regulations). 

(c) Sewer and wastewater facilities shall be constructed in accordance with the requirements in 
Municipal Code Chapter 6, Article 4 (Sewers), adopted Council Policies, and the standards 
established in the Land Development Manual. 

(d) Water distribution and storage facilities shall be constructed in accordance with the 
requirements in Chapter 6, Article 7 (Water System), adopted Council Policies, and the 
standards established in the Land Development Manual. 

(e) Drainage facilities shall be constructed in accordance with the requirements in Chapter 14, 
Article 2 , Division 2 (Drainage Regulations), adopted Council Policies, and the standards 
established in the Land Development Manual. 

(f) Street lights shall be constructed in accordance with the requirements in Chapter 6, Article 2 
(Public Rights-of-Way and Improvements), adopted Council Policies, and the standards 
established in the Land Development Manual. 

(g) Traffic studies prepared by or required by the City of San Diego shall use the procedures and 
traffic generation rates established in the Land Development Manual. 
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Article 2: General Development Regulations 

Division 7: Off-Site Development Impact Regulations 

§ 142.0701 Purpose of Off-51te Development Impact Regulations 

The purpose of these regulations is to provide standards for air contaminants, noise, 
electrical/radioactivity disturbance, glare, and lighting. The intent of these regulations is to 
minimize negative impacts from development to surrounding property. 

§ 142.0705 When Off-Site Development Impact Regulations Apply 

§ 142.0710 

§ 142.0720 

(a) This division applies to all development that produces air contaminants, noise, 
electrical/radioactivity disturbance, glare, or lighting in any zone, whether or not a permit or 
other approval is required for the use. 

(b) In addition to these regulations, the California Department of Public Health standards and 
the Air Pollution Control District (APCD) regulations should be consulted for additional off
site development impact regulations. 

Air Contaminant Regulations 

Air contaminants including smoke, charred paper, dust, soot, grime, carbon, noxious acids, toxic 
fumes, gases, odors, and particulate matter, or any emissions that endanger human health, cause 
damage to vegetation or property, or cause soiling shall not be permitted to emanate beyond the 
boundaries of the premises upon which the use emitting the contaminants is located . 

Noise Regulations 

Loud, unnecessary, or unusual noises that violate the Noise Ordinance of the Municpal Code 
Chapter 5, Article 9.5, shall not be permitted to emanate beyond the boundaries of the premises 
upon which a permitted use is located. 

§ 142.0725 Electrical/Radioactivity Regulations 

Electrical and radioactivity disturbance from any premises shall not unduly interfere with the 
normal operation of equipment or instruments on adjacent properties or in the community. 

§ 142.0730 Glare Regulations 

(a) A maximum of 50 percent of the exterior of a building may be comprised of reflective 
material that has a light reflectivity factor greater than 30 percent. 

(b) Reflective building materials shall not be permitted where the City Manager determines that 
their use would contribute to potential traffic hazards, diminished quality of riparian habitat, 
or reduced enjoyment of public open space. 

§ 142.0740 Outdoor Lighting Regulations 

(a) Outdoor lighting fixtures that are used to illuminate a premises or an architectural feature on 
private property shall be directed or shaded so that light does not fall onto surrounding 
properties or create glare hazards within public rights-of-way. 
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§ 142.07 40 (b) Outdoor lighting on commercial and industrial properties shall be equipped with automatic • 
Cont' d timing devices. 

(c) Outdoor lighting fixtures that are existing and were legally installed before October 28, 
1985, shall be exempt from Sections 141.0740(a) and (b), unless work is proposed over any 
period of time to replace 50 percent or more of the existing outdoor light fixtures or to 
increase the number of outdoor light fixtures by 50 percent or more on the premises. 

(d) All outdoor lighting, including search lights, shall be turned off between 11:00 p.m. and 6:00 
a.m. except: 

(1) Outdoor lighting in conjunction with industrial uses that continue to be fully operational 
after 11 :00 p.m. such as sales, assembly, and repair may remain lighted after 11 :00 
p.m., provided that all lights are shaded, equipped with automatic timing devices, and 
utilize only the minimum amount of light necessary to conduct such uses; 

(2) Outdoor lighting used for security purposes or to illuminate walkways, roadways, 
equipment yards, and parking lots may remain lighted after 11 :00 p.m. only when low-
pressure sodium outdoor lighting fixtures are used; · 

(3) Outdoor lighting used to illuminate recreational activities that are not in a residential 
zone may contfu.ue after 11:00 p.m only when equipped with automatic timing devices 
and shaded to minimize light pollution; and 

( 4) illuminated on-premises signs for businesses that are open to the public after 11 :00 p.m. 
may remain lighted during business operating hours only. illuminated off-premises • 
advertising display signs shall not be lighted after 11:00 p.m.· Signs located both on-
and off-premises shall be equipped with automatic timing devices. 



• 
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Article 2: General Development Regulations 

Division 8: Refuse and Recyclable Materials Storage Regulations 

§ 142.0801 Purpose of Refuse and Recyclable Materials Storage Regulations 

The purpose of these regulations is to provide permanent, adequate, and convenient space for the 
storage and collection of refuse and recyclable material. The intent ofthese regulations is to 
encourage recycling of solid waste to reduce the amount of waste material entering landfills and 
to meet the recycling goals established by the City Coimcil and mandated by the state of 
California. 

§ 142.0805 When Refuse and Recyclable Materials Storage Regulations Apply 

(a) This division applies to all multiple unit residential, commercial, and industrial development 
whether or not a permit or other approval is required for the development. 

(b) Table 142..08A shows the applicl!ble regulations for specific types of development proposals. 

Table 142..0SA 
Refuse and Recyclable Material Storage Regulations 

Applicability 

Type of Development Proposal Applicable Regulations Required Permit Type/Decision 
Process 

Development in single unit Exempt from this division Exempt from this division 
residential, agricultural, or open 
space zones 

Development in multiple unit Sections 142.0810 and 142.0820 No permit required by this division 
residential zones 

Development in commercial or Sections 142.0810 and 142.0830 No permit required by this division 
industrial zones 

§ 142.0810 General Regulations for Refuse and Recyclable Material Storage 

All new multiple unit residential, commercial, and industrial development shall provide on-site 
areas for the storage of refuse and recyclable material that meet the following standards. 

(a) Size of Material Storage Areas. The size of required material storage areas shall meet or 
exceed the minimum requirements in Tables 142..08B and 142..08C. The storage areas shall 
be designed to accommodate standard-size containers and to be accessible by standard 
collection vehicles. 

(b) Location of Material Storage Areas 

( 1) Material storage areas may be located in a designated interior area that is not in a 
dwelling unit. 

(2) Material storage areas may be located outside a structure in required rear yards or in 
required side yards. Exterior material storage areas shall not be located in any front 
yard, street side yard, street yard area, parking area, landscaped area, or any other area 

Ch. At1. 
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§ 142.0810 
Confd 

required by the Municipal Code to be constructed or maintained unencumbered 
according to fire or other applicable building or public safety laws. 

(3) Material storage areas shall be accessible to occupants and haulers. 

( 4) Premises served by an alley shall provide material storage areas that are directly 
accessible from the alley. 

(5) One sign identifying the material storage area is required for each area and shall be 
posted on the exterior of the material storage area near the point of access. The 
maximum sign copy area permitted for each sign shall be one square foot. 

(6) Material storage areas in a commercial development shall be located at least 25 feet 
from any pedestrian and vehicular access points. 

(c) Screening of Material Storage Areas. Material storage areas located outside any structure 
shall be screened with a minimum 6-foot-high solid screening enclosure that is designed to 
be architecturally consistent with the primary structure. Refuse, recyclable material, and 
material storage containers shall not exceed the height of the solid screening enclosure. 

§ 142.0820 Refuse and Recyclable Materials Storage RegulatiOns for Multiple Unit Residential 
Development 

Ch. An. DIY. 
• 14! 2 s 

All new multiple unit residential development shall provide interior and exterior refuse and 
recycling storage areas as specified below: 

(a) Interior Refuse and Recyclable Material Storage. Each dwelling unit shall be equipped with 
an interior refuse and recyclable material storage area of at least 5 cubic feet. The storage 
area shall consist of at least 2-~ cubic feet for recyclable material and at least 2-~ cubic feet 
for non-recyclable material. 

(b) Exterior Refuse and Recyclable Material Storage. Each structure that contains dwelling 
units shall provide at least one exterior storage area. The minimum size of the total of all 
storage areas is based on the number of dwelling units in the development as shown in Table 
142-0SB. 

Table 142-o8B 
Minimum Exterior Refuse and 

Recyclable Material Storage Areas for 
Multiple Unit Residential Development 

Number of Dwelling Minimum Refuse Minimum Recyclable Total Minimum Storage 
Units Storage Area Mal.ei1BI Storage Area Area 

Per Dewlopment Per Development Per Development Per Development 
(Square Feet) (Square Feet) (Square Feet) 

2-6 12 12 24 

7-15 24 24 48 

16-25 48 48 96 

26-50 96 96 192 

51-75 144 144 288 

76-100 192 192 384 

• 

• 

• 
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§ 142.0820 
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Number of Dwelling 
Units 

Per Development 

101-125 

126-150 

151-175 

176-200 

201+ 

Minimum Refuse 
Storage Area 

Per Development 
(Square Feet) 

240 

288 

336 

384 

384 plus 48 square feet 
for every 25 dwelling units 
above 201 

Minimum Recyclable Total Minimum Storage 
Material Storage Area Area 

Per Development Per Development 
(Square Feet) (Square Feet) 

240 480 

288 576 

336 672 

384 788 

384 plus 48 square feet 768 plus 96 square 
for every 25 dwelling units feet for every 25 
above 201 dwelling units above 

201 

§ 142.0830 Refuse and Recyclable Material Storage Regulations for Commercial and 
· Industrial Development 

(a) All new commercial and industrial development shall provide at least one exterior refuse and 
recyclable material storage area for each building. The minimum size of the area is based on 
the gross floor area of the buildings on the premises, as shown in Table 142·08C. 

Table 142-o8C 
Minimum Exterior Refuse and Recyclable Material Storage Areas 

for Commercial and Industrial Development 

Gross Floor Area Per Minimum Refuse Minimum Recyclable Total Minimum Area Per 
Development Storage Area Material Storage Area Development 
(Square Feet) Per Development Per Development (Square Feet) 

(Square Feet) (Square Feet) 

o-5,000 12 12 24 

5,000-10,000 24 24 48 

10,001-25,000 48 48 96 

25,001-50,000 96 96 192 

50,001-75,000 144 144 244 

75,001-100,000 192 192 384 

100,001+ 192 plus 48 square feet 192 plus 48 square feet 384 plus 96 square feet 
for every 25,000 square for every 25,000 square for every 25,000 square 
feet of building area above feet of building area above feet of building area above 
100,001 100,001 100,001 
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Article 2: General Development Regulations 

Division 9: Mechanical and Utility Equipment Screening Regulations 

§ 142.0901 Purpose of Mechanical and Utility Equipment Screening Regulations 

The purpose of these regulations is to ensure that mechanical and utility equipment associated 
with a development is appropriately screened from public vantage points. The intent of these 
regulations is to minimize visual impacts to surrounding properties and public rights-of-way. 

§ 142.0905 When Mechanical and Utility Equipment Screening Regulations Apply 

This division applies to all multiple unit residential, commercial, and industrial development that 
proposes mechanical or utility equipment, whether or not a permit or other approval is required 
for the development. 

§-142.0910 Mechanical and Utility Equipment Screening Regulations 

(a) Except when located in theRE, RS, RX, and RT zones, the following equipment and 
appurtenances shall be contained within a completely enclosed structure that is 
architecturally integrated with the primary building on the premises: 

(1) Mechanical equipment 

(2) Tanks 

(3) Ducts 

(4) Elevator enclosures 

(5) Cooling towers 

(6) Mechanical ventilators 

(7) Air conditioners 

(8) Other similar appurtenances 

The top and sides of the enclosing structure may include grillwork, louvers, and latticework. 

(b) Exterior facilities associated with a structure such as plumbing, heating, cooling, electrical, 
chemical processing, compressor, motor, and incinerator facilities shall be completely 
screened on all sides with a solid wall or fence that is painted or texturized to match the 
primary building on the premises. 

(c) All utilities, such as gas meters, electrical meters and panels, fire control panels, telephone, · 
cable television panels, and similar devices shall be screened from public view unless other 
Municipal Code regulations require that visibility be maintained. Landscape screening may 
be used to screen utilities. 

§ 142.0911 Solar Energy Systems 

(a) Solar energy systems as an accessory use are exempt from the requirements of Section 
142.0910(a) and from regulations requiring undergrounding of utilities. 
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§ 142.0911 (b) Solar energy systems are permitted within rear and side yards. 
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Article 2: General Development Regulations 

Division 10: Loading Area Regulations 

§ 142.1001 Purpose of Loading Area Regulations 

The purpose of these regulations is to provide the number, size, location, and screening 
requirements for loading areas in multiple unit residential, commercial, and industrial uses. The 
intent of these regulations is to minimize disruption of traffic flow by freight-carrying vehicles 
blocking the public right-of-way and to minimize impacts to vehicular and pedestrian circulation 
and required off-street parking spaces. 

§ 142.1005 When Loading Area Regulations Apply 

This division applies to all development in multiple unit residential, commercial, and industrial 
zones, whether or not a permit or other approval is required for the development. 

§ 142.1010 General Loading Area Regulations 

(a) Loading area requirements are provided in Table 142-lOB. The number of required loading 
area spaces is based on the use of the building and the building size. Where two or more 
uses are located on the same premises, the number of loading area spaces required is the sum 
of the spaces required for each use (based on square footage of each use) computed 
separately. The City Manager may reduce these loading area requirements where the loading 
area is shared by the uses . 

(b) Parking of passenger vehicles is not permitted in off-street loading areas. 

(c) Each required off-street loading space shall have a minimum length of 35 feet, a minimum 
width of 12 feet, and a minimum vertical clearance of 14 feet including entrances and exits. 

Table 142-108 
Required Off-Street Loading Spaces 

Use category or SUbcategory Gross Roor Ares of Structure Minimum Number of 
(Square Feet) Spaces Required 

Multiple Unit Residential Use 0..100,000 0 
Subcategory 

100,001-200,000 1 
Commercial Services Subcategories 

200,001-500,000 2 not specified below 

More than 500,000 3 - plus 1 space for each additional 
400,000 sq. ft 

Retail Sales Use Category 0-10,000 0 

Eating and Drinking Establishments 10.000-30,000 1 
Subcategory 

30,000-50,000 2 

Over50,000 1 space per 25,000 sq. ft. of gross 
floor area 

Visitor Accommodations 0-40,000 1 
Subcategory 

Over40.000 0.25 space per 10,000 sq. ft. of 
gross floor area 
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§ 142.1010 
Cont'd 

Use category or Subcategory 

Office Use category 

Wholesale, Distribution, and Storage 
Use Category 

Industrial Use Category 

Grose Roor Atu of Slructure 
(Square Feet) 

0-50,000 

Over50,000 

().10,000 

10,001-50,000 

Over50,000 

Minimum Number of 
Spaces Required 

0 

0.1 space per 10,000 sq. ft. of gross 
floor area 

0 

1 

0.2 space per 10,000 sq.ft. of gross 
floor area 

§ 142.1020 Loading Area Location Regulations 

(a) In the IP zones, loading areas shall be located so that they are not patallel to any adjacent public 
right-of way except alleys. In all other zones loading areas shall be located so that they are not 
parallel to any adjacent public right-of-way if one or more residentially zoned properties are 
located on the other side of the public right-of-way. 

(b) In the IP zones, loading areas shall not be located in the front 25 percent of the premises, 
measured from the front property line. 

(c) Loading areas shall be designed and located so that loading vehicles are not parked in required 
front or street side yards, driveways, or required parking spaces during loading activities . 

§ 142.1030 Loading Dock and OVerhead Door.Screening Regulations 

Ch. Att. 
'14 i 2 

(a) Loading docks and overhead doors shall be screened from the public right-of-way with fences 
or walls designed to reduce visual impacts. 

(b) In all industrial zones, loading docks and overhead doors that are adjacent to the street yard shall 
comply with Chapter 14, Article 2, Division 4 (Landscape Regulations) for loading docks that 
face the street. 

(c) In the IP zones, loading docks and overhead doors shall be screened from the public right-of
way with a wing wall that meets the following criteria: 

(1) The wing wall may be either freestanding or attached to the building wall, as shown in 
Diagram 142-lOA. 

(2) The wing wall shall be at least 12 feet high for half its length but may taper to a lesser 
height, as shown in Diagram 142·1 OA, provided that the wall still screens the loading dock 
and loading vehicles from the public right·of-way. The wall shall not be less than 4 feet 
high at any point. 

• 

• 

• 
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Diagram 142-10A 
Wall Requirement in the IP Zone 

Elevation 

wall 
Front or street side property line 

------------------------------Plan View 

(3) The wing wall shall be architecturally similar to the associated building and shall be 
constructed of the same materials as the building to which it is attached. 

( 4) The wing wall sbal1 not encroach into a visibility area . 

(5) The length of the wing wall shall be sufficient to screen the loading dock and any vehicle 
parked in the area . 
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Article 2: General Development Regulations 

Division 11: Outdoor Storage, Display, and Activity Regulations 

§ 142.1101 Purpose of Outdoor Storage, Display, and Activity Regulations 

The purpose of these regulations is to provide adequate and convenient areas for outdoor storage 
and display of materials, merchandise, and equipment and for outdoor activities in residential, 
commercial, and industrial zones. The intent of these regulations is to minimize visual impacts to 
adjacent properties and public rights-of way. 

§ 142.1105 When Outdoor Storage, Display, and Activity Regulations Apply 

(a) This division applies to all residential, commercial, and industrial development in all zones 
that proposes outdoor storage, display, or activities, whether or not a permit or other approval 
is required for the development. 

(b) Table 142-llA shows the applicable regulations for specific types of development proposals. 

Table 142-11A 
Outdoor Storage, Display, and Activity Regulations 

Applicability 

Type of Development Proposal Applicable Regulations Required Permit Type/ 
Decision Process 

Any development in a residential Section 142.1110 No permit required by this division 
zone that proposes outdoor storage, 
display, or activity 

Any development in a commercial Sections 142.1120, 142.1130, and No permit required by this division 
zone that proposes outdoor storage, 142.1150 
display, or activity 

Any development in an industrial Sections 142.1120, 142.1140, and No permit required by this division 
zone that proposes outdoor storage, 142.1160 
display, or activity 

§ 142.111 0 Outdoor Storage Regulations for Residential Zones 

(a) Outdoor storage of material and equipment is permitted only when the type and quantity of 
stored items are incidental to the residential use on the premises. 

(b) Outdoor storage is subject to all applicable fire, health, safety, and building regulations. 

(c) Outdoor storage is not permitted in required yard areas except that home maintenance or 
lawn maintenance equipment and nonmotorized recreational and leisure equipment are 
permitted in required side and rear yards. 

(d) Outdoor storage shall not impede the growth or maintenance of required landscaping. 

(e) All stored items shall be completely screened by solid fences, walls, buildings, or landscape 
features, or by a combination of screening elements. Stored items shall not exceed the 
height of the screening element. 
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§ 142.1110 
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(f) Not more than one fully screened outdoor area may be used to store motor vehicles, whether 
operable or inoperable. The storage area shall not exceed 400 square feet in area or 12 feet 
in height. The storage area shall not encroach into any landscaped area or into any required 
yard unless it is in compliance with Section 142.0510(e). 

(g) The following items may be placed outdoors without screening when intended for near-term 
use: home maintenance or lawn maintenance equipment and supplies and game, sport, and 
leisure equipment. 

§ 142.1120 Outdoor Storage Regulations for Commercial and Industrial Zones 

(a) Outdoor storage of merchandise, material, and equipment is permitted in commercial and 
industrial zones only when incidental to an allowed use located on the same premises, 
provided the following criteria are met: 

(1) The storage area is screened by solid fences, walls, or buildings, or a combination 
thereof, not less than 6 feet in height. No merchandise, material, or equipment shall 
exceed the height of the screening fence, wall, or building. If screening of the 
merchandise, material, or equipment requires a screening height greater than 6 feet, the 
storage area and the screening fences, walls, or buildings shall be located on the rear 
half of the lot, away from any public right-of-way; and 

(2) Storage is permitted in required side and rear yards. Storage is not permitted in 
required front or street side yards. 

• 

(b) In the lli and IS zones, outdoor storage of merchandise, material, and equipment for the • 
following uses shall be located at least 100 feet from any public right-of-way: 

(1) Junk yards 

(2) Wrecking yards 

(3) Scrap metal and salvage yards 

(4) Processing plants 

(5) Building material storage yards 

(6) Carting express storage yard 

(7) Contractor's plant or storage yards 

(8) Cement pipe storage yard 

(9) Lumber yards 

(c) No merchandise, material, or equipment shall be stored on the roof of any building unless it 
is completely enclosed, and constructed of the same material as the main building. This 
limitation does not apply to operable vehicles parked on the top level of a parking structure. 

(d) In the IP-1-1 zone, outdoor storage shall not occupy more than 20 percent of the area of the 
premises. • 
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§ 142.1130 Outdoor Display Regulations for Commercial Zones 

(a) The following merchandise, if for sale or rent on the premises, may be displayed outdoors 
during hours ofbusiness operation without screeningfences or walls except along property 
lines that abut residentially zoned lots. The display area shall be on private property and 
shall not encroach on required parking areas or landscaPed areas. 

(1) Flowers and plants 

(2) Food products 

(3) Handcrafted products and goods 

( 4) Artwork and pottery 

(5) For-rent recreational equipment such as roller skates, bikes, and surfboards 

( 6) Operable automobiles 

(7) Operable trucks 

(8) Operable motorcycles 

(9) Operable boats 

(1 0) Any other merchandise that the City Manager finds to be similar in character, type, or 
nature to the merchandise listed above, and which will not cause adverse visual impacts 
to the neighborhood 

(b) Merchandise that is for sale on the premises that is not listed in Section 142.1130(a) may be 
displayed outdoors during hours of business operation provided that the display area is 
screened by fences, walls, buildings, landscape screening, or any combination of these. 

(c) Temporary displays of merchandise, material, or equipment that is for sale on the premises 
may be permitted without screening fences, walls, or buildings for up to 7 calendar days in 
any 6-month period. 

§ 142.1140 Outdoor Display Regulations for Industrial Zones 

(b) In the IT.., IH, or IS zones, the following merchandise, if for sale or rent on the premises, may 
be displayed outdoors without screeningfences, walls, buildings, or landscaping. The 
display area shall be on private property and shall not encroach into required parking areas or 
landscaped areas. 

(1) Operable automobiles 

(2) Operable boats 

(3) Flowers and plants 

(4) Motorcycles and scooters 

(5) Trucks 
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( 6) · Trailers 

(7) Equipment & tools (except ridden equipment) 

(8) Artwork and pottery 

(b) All permitted merchandise that is for sale or rent on the premises that is not listed in Section 
142.1140(a) may be displayed outdoors during hours of operation provided that the display 
area is screened by fences, walls, buildings, landscaping, or any combination of these. 

(c) Temporary displays of merchandise, material, or equipment that is for sale on the premises 
may be permitted without screening fences, walls, or buildings for up to 7 calendar days in 
any 6-month period. 

§ 142.1150 Outdoor Activity Regulations for Commercial Zones 

(a) Repair, installation, manufacturing, and assembly uses allowed in commercial zones shall be 
conducted within a completely enclosed building. 

(b) Outdoor activity or work areas are permitted for uses other than those listed in Section 
142.1150(a) only when associated with an allowed use located on the same premises, and 
when not encroaching on required parking areas or landscaped areas. 

§ 142.1160 Outdoor Activity Regulations for Industrial Zones 

• 

(a) Outdoor activity and work areas are permitted only when associated with an allowed use • 
located on the same premises. 

(b) Outdoor activity and work areas are not permitted within the required front or street side 
yards or within required parking areas or landscaped areas. 

(c) Outdoor activity and work areas shall be completely enclosed by fences, walls, buildings, or 
a combination of these, that are not less than 6 feet in height and are impervious to light for 
at least 50 percent of the surface area. 

• 
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Article 2: General Development Regulations 

Division 12: Sign Regulations 

§ 142.1201 Purpose of Sign Regulations 

The purpose of these regulations is to provide a comprehensive system of regulations for signs 
that are visible from the public right-ofway. The intent of these regulations is to provide a set of 
standards that are designed to optimize communication and quality of signs while protecting the 
public and the aesthetic character of the City. 

§ 142.1205 When Sign Regulations Apply 

This division applies to all signs within the City unless otherwise specifically regulated. This 
division applies to all construction within the City whether or not a permit or other approval is 
required. In addition, discretionary permits may also contain conditions that regulate signs on 
certain properties. · 

Table 142-12A shows the applicable regulations and type of permit required by this division, if 
any. for specific types of signs. 

Table 142-12A 
Sign Regulations Applicability 

Type of Sign or Development Proposal Applicable Sections Required Permit 
Type/Decision Process 

Changing the copy of a sign and sign maintenance Exempt from this division No permit required by this 
that does not involve structural and electrical division 
changes 

PubUc utility and Safety signs 

Signs required by law to be visible from the Exempt from this division No permit required by this 
public right-of-way, other than pubUc utility and division 
safety signs, that do not exceed minimum 
specified dimensions 

Signs required by law to be visible from the Signs shall be subject to this Sign Permit/Process One 
public right-of-way, other than public utility and division to the extent the 
safety signs, that exceed minimum specified minimum dimensions are 
dimensions exceeded 

Signs required by law to be visible from the Signs shall be subject to this Sign Permit/Process One 
public right-of-way, other than public utility and division 
safety signs, that do not have specified 
minimum dimensions 

Clocks or banners in the public right·Of·way 142.1210 Pubic Right·of·Way 
Permit/Process One 

Real estate signs 142.1210, and 142.1255 • No permit required by this 
142.1280 division 

Construction site signs 142.1210, and 142.1255 • No permit required by this 
142.1280 division 

Building identification nameplate wall signs with 142.1210, and 142.1255 • No permit required by this 
letters that do not exceed three inches in height, 142.1280 division 
and that do not exceed four square feet in area 
including tablets, memorials, and cornerstones 
that are built into the walls of a building and 
provide information such as the name of the 
building and date of construction 
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Type of Sign or Development Proposal 

Accessory warning or notice signs that provide 
warnings including •no parking; "watch dogs," 
•security service,· and "private driveway" 

Window signs, either permanent or temporary 

Bulletin boards, not exceeding 16 square feet in 
area including supporting structures. for charitable 
or religious organiZations 

Incidental signs 

National flags and flags for political subdivisions 

Banners, pennants, flags, streamers, and holiday 
decorations 

Any proposal to erect a wall sign 

Any proposal to erect a roof sign 

Any proposal to erect a projecting sign 

Any proposal to erect a ground sign 

Any proposal to erect a revolving sign 

Any proposal to erect a sign with automatic 
changing copy 

Any proposal to erect a communitY identification 
sign 

Any proposal to erect a secondary type of sign 

Any proposal to erect a sign in a single dweHing 
unit residential zone 

Any proposal to erect a sign in a multiple dwelling 
unit residential zone 

Any proposal to erect a sign in an agricultural zone 

Any proposal to erect a sign in an open space 
zone 

§ 142.1206 Violations of Sign Regulations 

(a) It is unlawful to do the following: 

Final Draft • 09/05/97 

Applicable Sections Required Permit 
TypeJDeclslon Process 

142.1210, and 142.1255- No permit required by this 
142.1280 division 

142.1210, and 142.1255- No permit required by this 
142.1280 division 

142.1210 No permit required by this 
division 

142.1210 and 142.1250 No permit required by this 
division 

Exempt from this division No permit required by this 
division 

142.1210and 142.1255 No permit required by this 
division 

142.1210, 142.1220, and Sign Permit/Process One 
142.1225 

142.1210, 142.1220, and Sign Permit/Process One 
142.1235 

142.1210, 142.1220, and Sign Permit/Process One 
142.1230 

142.1210, 142.1220, and Sign Permit/Process One 
142.1240 

142.1210, 142.1220, 
142.1240, and 142.1260 

Sign Permit/Process One 

May require a Neighborhood 
Use Permit/Process Two 

142.1210and 142.1260 · Neighborhood Use 
Permit/Process Two 

142.1210and 142.1260 Neighborhood Use 
Permit/Process Two 

142.1210, 142.1245, and 
142.1255 

Sign Permit may be required 

. 142.1210and142.1265 Sign Permit may be required 

142.1210 and 142.1270 Sign Permit may be required 

142.1210 and 142.1275 Sign Permit may be required 

142.1210 and 142.1280 Sign Permit may be required 

(1) Place, post, paint or secure any sign, pennant, flag, banner, balloon, or similar attention
seeking device on public property or within the public right·of-way unless otherwise 
provided in the Municipal Code or specific state statute; 

• 

• 

(2) Place any lettering, card, poster, or notice of any kind on any curb, sidewalk, street, • 
pole, post, utility box, hydrant, bridge, tree, ·building, or other surface that is located on 



• 

• 

• 
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public property or in the public right-of-way unless otherwise provided in the Municipal 
Code or specific state statute; 

(3) Display any sign without the required Sign Permit Sticker; and 

(4) Erect any sign on any premises contrary to the provisions of this division. 

(b) Violations of any provisions of this division shall be subject to the enforcement provisions of 
Chapter 12, Article 1. Violations of this division shall be treated as strict liability offenses 
regardless of intent. 

§ 142.1210 General Sign Regulations 

This section is divided into subsections for copy regulations, locational regulations, structural 
regulations, and sign maintenance regulations. 

(a) Copy Regulations 

( 1) Permanent or changeable copy on signs shall contain on-premises or public interest 
messages only. 

(A) On-premises messages are those identifying or advertising an establishment, 
person, activity, goods, products, or services located on the premises where the 
sign is installed. 

(B) Public interest messages that are primary signs are those that are located on the 
following types of signs and notices: 

(i) Official signs and notices, including historical markers and commemorative 
plaques authorized by federal, state, or local law, placed by public officials or 
agencies pursuant to and in accordance with federal, state, or local law for the 
purposes of carrying out an official duty or responsibility; 

(ii) . Service club and religious signs and notices containing identification of 
nonprofit service clubs, religious organizations, or charitable associations and 
containing information relating to meetings, locations, fund-raising or other 
nonprofit activities; and 

(iii) Political and ideological signs and notices related to any federal, state, or local 
election issue or candidate and signs and notices unrelated to election issues 
or candidates but expressing ideological or political views. 

(C) The following signs are also public interest message signs but are regulated as 
secondary signs: 

(i) Public utility signs that are required by law; 

(ii) Directional signs; and 

(iii) Holiday decorations . 

(D) Public interest messages may also identify sponsors and supporters of the above 
described signs and notices, and public or private non-profit or charitable 
organizations or agencies. A maximum of 15 percent of the total area of a sign 
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(b) 

containing a public interest message shall include the name of the sponsors or 
supporters, description of the products, services or activities provided or engaged . 
in by the sponsors or supporters, and recognized trademarks, logotypes or symbols 
customarily associated with the sponsors or supporters. 

(2) Signs may have changeable copy, such as letters, numbers, symbols, pictorial panels, 
and other similar characters. Changeable copy shall be manually or mechanically 
changeable only in the field and not remotely or electronically changeable, except for 
the following signs: 

(3) 

(4) 

(5) 

(6) 

(7) 

(8) 

(9) 

(A) Public service messages in compliance with Section 142.1220(t); and 

(B) Signs with automatic changing copy may be permitted with a Neighborhood Use 
Permit in compliance with Section 141.1102. 

Painted graphics that are murals, mosaics, or any type of graphic art that are painted on 
a wall or fence and do not contain copy, advertising symbols, lettering, trademarkS, or 
other references to the premises, products, or services that are provided on the premises 
where the graphics are located or any other premises, are·not signs for the purposes of 
these regulations. When painted graphics are installed on other than a wall or fence or 
contain copy, advertising symbols, lettering, trademarks, or other references to the 
premises, products, or services, only the actual copy area. is considered sign area and 
shall comply with these regulations. 

Signs that resemble traffic control signs, traffic signals or devices, or which bear the 
words "stop," "go slow," "caution," "danger," "warning" or other similar words, or 
emergency lights or signals are not permitted. 

Signs that have flashing copy or lights, and signs with stroboscopic lights, intermittent 
lights, rotary beacons, chasing lights, or zip lights are not permitted. 

Signs with one copy message that flashes on and off, or with two or more copy 
messages that alternate or change, either on the same or different portions of the sign, 
are not permitted. 

Signs with animated copy that includes action, motion, or an illusion of either, or has 
color changes of all or part of the sign face, may be installed provided that the animated 
portion of the sign does not exceed 10 square feet. The animation may be either 
electrical or wind powered. The light source for the sign shall be constant, and the 
exterior face shall not be moveable. The animated portion of a primary sign shall count 
toward the total sign allowance. 

Freeway-oriented sign copy shall only identify establishments where transient lodging 
or prepared food are offered to the public, or any retail place of business engaged in 
supplying goods and services essential to the normal mechanical operation of 
automobiles, specifically including the dispensing of automotive fuel as the primary 
function. 

On-premises signs or sign copy relating to an establishment or occupancy shall be 
removed no later than 30 calendar days after the date that the establishment or 
occupancy vacates the premises. 

Locational Regulations 

• 

• 

• 
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( 1) Signs shall be located no closer than 6 feet horizontally and 12 feet vertically to 
overhead electrical conductors, either bare or insulated, carrying more than 750 volts, 
except conductors enclosed in approved metal conduits. 

(2) All signs shall comply with the minimum setbacks as established by base zones, 
planned districts, and City Council ordinances except as otherwise specifically 
provided. 

(3) All signs, except for certain temporary signs as described in Section 142.1255, shall be 
permanently attached to the ground or a structure. 

(4) Freeway-oriented signs shall comply with the following regulations. 

(A) The sign must be within a 660-foot horizontal distance from the freeway publlc 
right-of-way; 

(B) The premises on which the sign is located must be within 1500 feet of a freeway 
exit that provides access to the premises. The 1500-foot distance is measured 
directly from the property line of the premises to the freeway ramp; and 

(C) The sign copy shall only identify the types of uses described in Section 
142.1210(a)(8). 

(5) Signs on Public Property and in Public Rights-of-Way 

(A) Signs are not permitted to be installed on public property or public rights-of-way, 
except for signs that are authorized by law, or as otherwise permitted in the 
Municipal Code. 

(B) Signs that are permitted to project from structures into parkways shall in no case 
extend over a street or an alley. 

(C) Banners in public rights-of-way that are used for promoting cultural or civic events 
or activities of general public interest are permitted in accordance with the 
following regulations. 

(i) The banners are permitted only on streets and public rights-of-way that are 
designated for banner installation in a City Council resolution. 

(ii) The banners shall not be used for commercial or political advertising, except 
that logos and trademarks of sponsoring organizations shall be permitted. The 
total area of logos and trademarks shall be limited to 5 percent of the banner 
area. 

(iii) The banners shall be displayed no more than 30 calendar days, with one 30-
calendar-day extension. 

(iv) The banners shall be installed only on light standards that have been equipped 
by the City with mounting hardware. 

(v) The banners have received all necessary permits to locate in the public right
of-way. 

Ch. Art. 
i 14: 2 
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(vi) No street banner other than those authorized by this section shall be displayed 
after April30, 1989. 

(D) Clocks are permitted in public rights-of-way between a curb and sidewalk in 
accordance with the following regulations. 

(i) The clock shall be constructed of noncombustible materials. 

(ii) The clock shall be maintained and shall keep time accurately. 

(iii) The ground pedestal support shall not exceed 2 feet in any dimension. 

(iv) There shall be a minimum clearance of7 feet, 6 inches between the face 
portion of the clock and the grade. 

(v) The_ width of the face portion of the clock shall not exceed 14 inches. 

(vi) The clock face shall not exceed a total area of 5 square feet, and the clock 
dials shall form at least one-half of that area. 

(vii) The clock shall not contain any advertising, other than a nameplate containing 
the name of the manufacturer. The nameplate shall have engraved or 
embossed letters that do not exceed 6 inches in height. 

(viii)All necessary permits to locate in the public right-of-way must be received 
before installation of the clock. 

(E) Signs for street fairs and special events shall be approved by the Police Department 
or other appropriate permitting agency that is responsible for issuing the permits. 

(F) Community entty signs within the public right-of-way shall conform to the 
Community Identification Signs Guidelines of the Land Development Manual. 

(c) Structural Regulations 

( 1) Signs and sign-supporting structures shall be listed by a recognized testing laboratory 
and constructed in compliance with the requirements of the Uniform Building Code and 
National Electrical Code as adopted by the City of San Diego. Exposed-tube neon signs 
shall be constructed and installed in compliance with the National Electrical Code as 
adopted by the City of San Diego. 

(2) Guy wires or angle iron structures that are used as sign supports shall not be visible 
from public rights-of-way. Sign supports shall appear to be an integral part of the sign. 

(3) The supports for all signs or sign structures shall be placed entirely within the 
boundaries of the premises on which the sign is located. 

(d) Sign Maintenance Regulations 

All signs shall comply with the following maintenance regulations whether or not a Sign 
Permit is required. 

(1) All signs and sign supports, including decorative covers, shall be maintained in a clean 
and safe condition. 

• 

• 

• 
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(2) Signs shall be maintained in a graffiti-free condition. 

(3) The owner shall keep the display area of all painted signs neatly printed or posted at all 
times and shall correct any painting, fading, chipping, peeling, or flaking paint or plastic 
and mechanical or structural defect. 

( 4) Paint or debris associated with signs shall not litter public property or public rights-of
way. 

(5) A Sign Pennit Sticker shall be provided for each sign that is required to receive a Sign 
Pennit. The sticker shall bear an assigned number that is used to identify the sign. No 
sign may be displayed without the required Sign Pennit Sticker. 

(6) The Sign Pennit Sticker shall be installed on the lower right comer of the sign or other 
location as directed by the City Manager so that it is visible from the public right-of
way or some equally accessible place. 

(7) Owners of newly annexed property shall obtain Sign Permit Stickers for existing signs 
located on the property within 3 months after the effective date of the annexation. 

§ 142.1215 Types of Signs 

(a) Primary Signs 

Primary signs identify an establishment or a premises while the establishment is operative or 
the premises is occupied. The following are the different types of primary signs: 

(1) Wall signs, including theater marquees, marquee signs, and entrance awning signs 

(2) Roofsigns 

(3) Projecting signs 

( 4) Ground signs 

(b) Secondary Signs 

Secondary signs provide information that is secondary to identifying the major activities 
occurring on the premises. Secondary signs may be permanent or temporary. The following 
are the categories of permanent and temporary secondary signs: 

(1) Permanent secondary signs are used for establishment identification, incidental signs, 
traffic direction, and public utility and safety information that is required by law. 

(A) High-rise building identification wall signs 

(B) Incidental signs 

(C) Directional signs 

(D) Establishment identification signs 

(E) Window signs 
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(F) Public utility signs 

(G) Signs required by law 

(H) Theater lobby signs 

(I) Address numbers 

(2) Temporary secondary signs are used for a specific reason for a specific period of time. 

(A) Construction site signs 

(B) Real estate signs 

(C) Banner signs 

(D) Special signs 

(E) Pennants, flags, streamers and other similar devices 

(F) Advertising vehicles 

(G) Real estate open house directional signs 

(H) Subdivision directional and identification signs 

(I) Inflatable displays 

(J) Window and building signs 

(c) Signs Pennitted by Higher Process 

The following are the types of signs that may be pennitted with a Neighborhood Use Pennit 
in accordance with Chapter 12, Article 6, Division 4. 

( 1) Revolving projecting signs 

(2) Signs with automatic changing copy 

(3) Theater marquees 

( 4) Community identification signs 

(5) Reallocation of sign area allowance 

§ 142.1220 Primary Sign Regulations 

(a) Each establishment is entitled to a wall sign and a projecting sign based on the requirements 
of Sections 142.1225 and 142.1230. Ground signs and roof signs are pennitted on a 
premises basis, and may be installed instead of a projecting sign. 

• 

• 

• 
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(1) Primary signs are regulated according to the applicable commercial or industrial base 
zone. Sign Categories A, B, and C are established as follows to identify applicable sign 
regulations with the appropriate base zone. 

(A) Sign Category A is applicable in all commercial and industrial zones, except for 
those precluded in Table 142-12B or in Planned Districts, or except in the Coastal 
Overlay Zone where Category C shall apply. 

(B) Sign Category B is applicable in all of the CO zones, and all of the IP zones, 
except in the Coastal Overlay Zone where Category C shall apply. 

(C) Sign Category Cis applicable in all of the CN zones and in the commercial and 
industrial zones within the Coastal Overlay Zone. 

(2) Section 142.1290 contains separate sign regulations for commercial and industrial zones 
in La Jolla, and Section 142.1291 contains supplemental regulations for commercial 
zones in Ocean Beach. 

(c) Table 142-12B identifies under what conditions certain types of primary signs are permitted 
in the commercial and industrial zones and the relationship among the sizes of primary signs. 
Allowances may be based on establishment, premises, or street frontage. This table presents 
primary sign type relationships only and should not be used to calculate allowable sign area 
or number of signs allowed. Refer to sections identified in Table 142-12A for regulations . 

Sign Types 

Wall Signs 
(See regulations 
in Section 
142.1225) 

Table 142-128 
Permitted Primary Signs 

Category A CategoryB 
General Citywide Commercial CO and IP Zones 

and Industrial Zones 

Minimum of One Sign per Minimum of One Sign per 
Establishment Establishment 

Number and square footage of Number and square footage 
wall signs is limited only by the of wall signs is limited only by 
area calculation which is based the area calculation which is 
on establishment's street wall, based on establishment's 
public right-of-way width, and street wall, public right-of-way 
street speed limit. The width, and street speed limit. 
permitted sign copy area is The permitted sign copy area 
reduced by the addition of roof, is reduced by the choice of 
projecting, or ground signs. projecting or ground signs, 

with a maximum display area 
limitation. 

CategoryC 
CN and Commercial and 
Industrial Zones in the 
Coastal Overlay Zone 

Minimum of One Sign per 
Establishment 

Number and square 
footage of wall signs 
limited only by the area 
calculation which is based 
on establishment's street 
wall, public right-of-way 
width, and street speed 
limit. The permitted sign 
copy area is reduced by 
the choice of projecting or 
ground signs, with a 
maximum display area 
limitation . 

Ch. Art. 
114 i 2 
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Sign Types Category A Category& CategoryC 
General Citywide Commercial CO and IP Zones CN and Commercial and 

and Industrial Zones Industrial Zones In the 
Coastal Overlay Zone 

Projecting One Projecting Sign per One Projecting Sign per One Projecting Sign per 
Slgns(See Establishment Single-establishment Single-establishment 
regulations in 

Projecting· signs are permitted in 
Premises Having less than Premises Having less than 

Section 1 00 Feet in Street Frontage 1 00 Feet in Street Frontage 
142.1230) lieu of projecting roof, roof, or 

ground signs. The area is Projecting signs are permitted Projecting signs are 
based on street wall, public in lieu of ground signs. The permitted in lieu of ground 
right-of-way width, and street area is based on street wall, signs. The area is based 
speed limit. The use of a public right-of-way width, and on street wall, public right-
projecting sign reduces the street speed limit, with a of-waywidth, and street 
allowable wall sign area maximum display area speed limit, with a 
Projecting signs may be timitation. maximum display area 
substituted for a ground sign in limitation. 
cases where more than one 
ground sign is permitted. 

Roof Signs One Roof Sign per Premises Not Permitted Not Permitted 
(See regulations 
in Section In lieu of projecting signs or 
142.1235) ground signs. The area is 

based on street wall, public 
right-of-way width, and street 
speed limit. The use of a roof 
sign reduces the allowable wall 
sign copy area. 

Ground Signs One Sign per Frontage for Each One Sign per Premises per One Sign per Premises per 
(See regulations Premises Having Street Frontage with Minimum of 100 Street Frontage 
in Section Frontage. The Number Feet in Street Frontage 
142.1240) Increases as Frontage Ground signs are permitted 

Increases. Ground signs are permitted in in lieu of projecting signs. 
tieu of projecting signs. The The area is based on street 

Ground signs are permitted in area is based on street wall, wall, public right-of-way 
lieu of roof signs and projecting public right-of-way width, and width, and street speed 
signs; however, one projecting street speed limit, with a limit, with a maximum 
sign may replace one ground maximum display area display area limitation. 
sign when more than one limitation. 
ground sign is allowed on the 
premises. In addition, one of 
the ground signs may revolve 
when more than one ground 
sign is allowed. The permitted 
sign area for ground signs is 
based on street wall, public 
right-of-waywidth, and street 
speed limit. The use of a 
ground sign on a premises 
reduces the allowable wall sign 
copy area for that premises. 

(d) All street frontage factors for sign allocation are based on public rights-of-way with publicly 
maintained street improvements and do not include alleys or unimproved public rights-of
way. 

(e) Public interest signs may use the area of any primary sign. 

(f) Signs with public service messages are permitted as part of the primary sign allowance. The 
message may have electronically changing copy without a Neighborhood Use Permit subject 
to the following regulations. 

(1) The sign shall not exceed 25 percent of the maximum permitted area for primary signs 
or 50 square feet, whichever is less. 

• 

• 

• 
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(2) The message shall be contained within the copy area or sign face and shall not travel or 
appear to travel. The message shall remain constant for a period of time with a 
complete blackout between messages. 

(3) The sign may have electronically changing copy which shall be limited to the following 
information: 

(A) Time 

(B) Date 

(C) Temperature 

(D) Weather 

§ 142.1225 Wall Signs in Commercial and Industrial Zones 

The following regulations apply to wall signs in all commercial and industrial zone sign 
categories, unless otherwise indicated. · 

(a) A minimum of one wall sign per establishment is permitted. Wall signs are permitted alone 
or in combinations with other primary signs; however, the maximum permitted wall sign 
area is decreased by the use of other primary signs. 

(b) Table 142-12C provides the basis for calculating the wall sign copy area for establishments 
along a single street frontage. The permitted sign copy area is based on the length of the 
establishment's street wall, the width of the adjacent public right-ofway, and the other types 
of signs located on the premises. 

Public Right-
of-way Width 

Public right-of-
waywidth6A 
teet or less l 

Public right-of-
waywidth60 
feet or greater 

Table 142-12C 
Calculation of Wall Sign Copy Area 

on a Single Street Frontage 

Sign category Sign Category 
A B 

watt Signs Wall Signs and 1) Wall Signs Wall Signs and 
Only. No Roof, One Ground and Roof or Projecting Sign 
Ground, or Sign. No Roof Projecting or Wall Signs 
Projecting or Projecting Signs. No and Ground 
Signs Signs Ground Sign; Sign 

or 2) Wall 
Signsona 
Building with 
One Hlgh·rlse 
Wall Sign 

For wall sign For wall sign For wall sign For wall sign 
copy area, copy area, copy area, copy area, 
multiply the multiply the multiply the multiply the 
establishment's establishment's establishment's establishment's 
street wall by 3 street wall by 1- street wall by street wall by 3/4 
feet 1/4 feet 3/4 feet feet 

For wall sign For wall sign For wall sign For wall sign 
copy area. copy area, copy area, copy area, 
multiply the multiply the multiply the multiply the 
establishmenfs establishment's establishment's establishment's 
street wall by 3- street wall by street wall by 1 street wall by 1 
3/4feet 1·112 feet foot foot 

Sign category 
c 

Wall Signs and 
Projecting 
Signor Wall 
Signs and 
Ground Sign 

For wall sign 
copy area, 
multiply the 
establishment's 
street wall by 
3/4feet 

For wall sign 
copy area, 
muhiply the 
establishment's 
street wall by 1 
foot 
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Public Right- Sign category Sign Category Sign category 
ot-way Width A 8 c 

Wall Signs Wall Signs and 1) Wsll Signs Wall Signs and Wall Signs and 
Only. No Root, One Ground and Roof or Projecting Sign Projecting 
Ground, or Sign. No Roof Projecting or Wall Signs Sign or Wall 
Projecting or Projecting. Signs. No and Ground Signs and 
Signs ·Signs Ground Sign; Sign Ground Sign 

or 2) Wall 
Slgnsona 
Building with 
One High-rise 
Wall Sign 

Maximum wall 350 square feet 250 square feet 200 square feet 200 square feet 1 00 square feet 
sign copy area 

Minimum wall 75 square feet 30 square feet 20 square feet 20 square feet or 20 square feet 
sign copy area or 25 percent of or 25 percent of or 25 percent of 25 percent of the or 25 percent of 
for each the total area of the total area of the total area of total area of the total area of 
establishment establishment's establishment's establishmenrs establishmenrs establishment's 

street wall, street wall, street wall, street wall, street wall, 
whichever is whichever is whichever is whichever is less whichever is 
less less less less 

Footnotes to Table 142-12C 

(I) Where apublic right-ofwaywidth is developed to 60 feet or less, but is designated as a 
major street or a primary arterial by the applicable land use plan, the wall sign copy 
area shall be based on the 60 feet or greater calculation. 

(c) General Regulations forAll Wall Signs 

(1) Table 142-12C calculates the total wall sign copy area available to all establishments 
on multiple floors of the same portion of the street wall of the building. The 
establishments on upper floors may share the permitted wall sign copy area or may use 
the minimum wall sign copy area for each establishment in the last row of Table 142-
12C. 

(2) For premises that have more than one street frontage, each street frontage is considered 
separately for calculating the permitted wall sign copy area. 

(3) Wall signs are permitted along street frontages where access rights to the public right
ofway have been waived or taken for public safety or traffic circulation purposes. 

( 4) Premises fronting on more than one public right-of way may not combine allowable 
signs for one frontage with another frontage for the purpose of placing the combined 
area of signs on any one wall. 

(5) Walls signs may be internally or externally illuminated. 

(6) Walls signs that either project more than 18 inches from a building wall or are 
illuminated by self-supporting light fixtures that extend more than 18 inches over the 
parkway are considered to be projecting signs and shall comply with the regulations of 
Section 142.1230. 

(d) Locational Regulations for all Wall Signs 

• 

• 

• 
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( 1) Allowable wall signs may be placed only on the tenancy of the building on which the 
allowance is computed except that a primary occupant of a building, as designated in 
writing to the City Manager by the property owner, may use its wall sign copy area 
allocation for a sign on a parapet of the building not within its own tenancy. 

(2) Unused wall sign copy area that is permitted on an establishment's street wall may be 
used instead on its nonfrontage wall provided that the wall sign copy area on the 
nonfrontage wall does not exceed that which would be permitted on a single street 
frontage. This area may not be transferred to a wall facing an alley or a separately 
owned parking lot. 

(3) Wall signs on premises with a high-rise building identification wall sign shall not be 
placed above the minimum building height in the ranges indicated in Table 142-121. 

(4) Architectural projections that meet the following criteria may be used as wall space for 
locating a wall sign: 

(A) The projection has a vertical face that is parallel to the face of the building, 

(B) The projection does not project above the roof line, and 

(C) The projection does not project over the parkway. 

(5) Wall Signs on Architectural Appendages 

Wall signs may be placed on an architectural appendage that is an integral part of the 
building, projects over the roof line, and is perpendicular to the public right-of-way 
subject to the following regulations. 

(A) The appendage must be incorporated into the face of the building that is adjacent 
to the public right-of-way. 

(B) The sign must be in lieu of any ground, roof, or projecting signs on the premises. 

(C) The sign must not project over the parkway. 

(D) The area of the sign may not exceed the permitted sign area or height for a roof 
sign as indicated in Section 142.1235. 

(E) The sign must be located in a sign category that permits roof signs. 

(F) Signs installed or painted on the vertical surface of a marquee or other architectural 
projection are not subject to height or projection requirements but may not project 
horizontally or vertically beyond any edge of the marquee or architectural 
projection. 

(6) Wall Signs on Buildings Facing Parking Lots 

Premises that are adjacent to a separately owned parking lot that abuts a public right-of
way may place a wall sign on the side of the building facing the public right-of-way 
subject to the following regulations . 

(A) There may be only one separately owned parking lot between the building wall and 
the public right-of-way. 
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(B) The sign may not exceed the permitted sign copy area for a wall sign on that wall. 

(C) The sign copy area permitted for this wall may not transferred to any other wall or 
to this wall from any other wall. 

(D) The sign may not project over the property line between the two premises. 

(7) Wall Signs on Alleys 

Wall signs are permitted on the wall of a building fronting an alley to identify the 
building occupant subject to the following regulations. 

(A) The permitted sign copy area is 1 square foot per foot of building facade on the 
alley. 

(B) The wall sign copy area may not be transferred to the alley wall from any other 
wall or to any other wall from the alley wall. 

(C) The sign may not project into or over the alley. 

(D) The sign may not project above the eave or parapet of the building wall or beyond 
the sides of the building. 

(8) Wall Signs on Awnings 

All or a portion of a street wall's permitted wall sign copy area may be used on 
awnings subject to the following regulations. 

(A) The sign must be parallel to the building facade being used to calculate the wall 
sign allowance. 

(B) The permitted sign area will be calculated on the sign copy area, not the area of 
the awning. 

(C) The building facade with the awning sign may not also have a projecting sign. 

(9) Wall Signs on Mansard or False Roofs 

Wall signs may be located on a mansard or false roof that does not vary more than 45 
degrees from vertical subject to the following regulations. 

(A) The maximum wall sign copy area that may be located on a mansard or false roof 
shall be a portion of the street wall's permitted wall sign copy area and shall not 
be greater than 50 percent of the permitted sign copy area specified in Table 142-
12C. 

(B) The wall sign copy area on a mansard or false roof is not in addition to the 
maximum permitted area wall signs. 

(C) Wall signs on a mansard or false roof may not be used when a projecting or roof 
sign is located on the premises. 

(D) The entire sign, except for the sign copy area, and the entire sign support st1Ucture 
shall be fully enclosed and jinished in the same material as the mansard or false 

• 

• 

• 
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roof. 

(e) Wall Signs Extending Above the Roof 

(1) Wall signs that extend above the roof line or the top of the parapet wall are permitted in 
sign categories "A" and "B" only. 

(2) Wall signs may extend above the roof line subject to the following regulations. 

(A) The sign shall be mounted flush to a vertical wall. 

(B) The sign shall be placed only on a single-story building. 

(C) The sign shall be mounted so that the top of the sign is not greater than 16 feet 
above the ground. 

(D) The portion of the sign that projects above the parapet shall not exceed 33-1/3 
percent of the height of the sign. 

(E) The establishment shall not have a roof sign. 

(F) The establishment shall not have a projecting sign that projects over the parapet 
wall or roof line. 

(G) The establishment shall not have a mansard or false roof sign . 

§ 142.1230 Projecting Signs In Commercial and Industrial Zones 

The following regulations apply to projecting signs that project more than 18 inches from a 
building wall in all commercial and industrial sign categories, unless otherwise indicated. 

(a) A projecting sign is permitted for each establishment with accessible street frontage, in lieu 
of ground or roof signs. 

(b) Table 142-12D provides the permitted sign area, the number of signs permitted per 
establishment with street frontage, and the maximum permitted height for projecting signs . 
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Table 142-120 
Maximum Allowances for Projecting Signs 

on Single Street Frontage Premises 

Maximum Allowances 
A 

Permitted Sign Area (l) 

(Based on the width of the adjacent public ~of-way and street speed 
limit) 

Public Right-of Way Width (:i!J !Street Speed Umit 

60 feet or less /15-20MPH 32sf 
125-30MPH 50 sf 

n 135-45MPH 60sf . 150+ MPH 90sf 

Greater than 60 feet /15-20MPH 32sf . 125-30MPH 50 sf . 135-45MPH SO sf . 150+ MPH 160sf 

Number of Signs per Establishment with Street Fronlllge 

Street frontage less than or equal to 250 feet 1 

Street frontage greater than 250 feet 2 

Sign Categories 

8 c 

32sf 32sf 
50 sf 50 sf 
60sf 60sf 
60sf 60sf 

32sf 32sf 
50 sf 50 sf 
SO sf 60sf 
SO sf SO sf 

1 1 

- . 
Minimum HoriZOntal Distance Between Projecting Signs 10 feet 10feet 10feet 

Maximum Height and Maximum Projection over Parlcrrlllys See Table 142·12E for the allowable 
combinations of projection and height 
for projecting signs. 

Footnotes for Table 142-12D 

( 1) The sign area indicated is for a single face. If a sign has two or more faces, the sign 
area is doubled. 

(Z) Where a public right-of-way is developed to 60 feet in width or less, but is designated 
as a major street or primary arterial by the applicable land use plan, the roof sign area 
shall be based on the greater than 60 feet public right-of-way width. 

(c) Projecting signs are permitted a maximum projection over parkways. Table 142-12E 
provides the allowable combinations for projection over the parkway and height. 

Table 142·12E 
Maximum Projection and Height for Projecting Signs 

Height Maximum Diagonal Projection over the Parlcway Maximum Protection over the 

(For comer signs at a 45-degree angle. This column 
Parkway 

(Distance between the 
parkway or grade and may be used only if an establishment has no more (For signs other than corner 
the bottom of the sign) than one projecting sign.) signs) 

Sfeet 1foot 1 foot 

9 feet 1 foot and 8 inches 1 foot and 6 inches 

10feet 2 feet and 4 inches 2feet 

11 feet 3feet 2 feet and 6 inches 

• 

• 

• 
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Height Maximum Dtagonal Projection over the Parkway Maximum Projection over the 
Parkway 

(Distance between the (For comer signs at a 45-degree angle. This column 
parkway or grade and may be used only if an establishment has no more (For signs other than corner 
the bottom of the sign) than one projecting sign.) signs) 

12 feet 3 feet and 8 inches 3feet 

13 feet 4 teet and 4 inches 3 feet and 6 inches 

14 feet 5 feet 4feet 

15 feet 5 feet and 8 inches 4 feet and 6 inches 

16 feet and greater 8 feet and 4 inches Sfeet 

(d) General Regulations for Projecting Signs 

( 1) The projecting sign shall only b.e placed along the street frontage portion of the 
premises that is occupied by the establishment. 

(2) All projecting signs, regardless of whether they project over public or private property, 
shall be subject to the regulations of this section. 

(3) A projecting sign is permitted only in lieu of ground or roof signs. However, if an 
establishment is permitted to have two ground signs, a projecdng sign may be 
substituted for one of the ground signs. When a ground sign and a projecting sign, or 
two projecting signs, are installed by the same establishment on the same street 
frontage, the area of the two signs shall be reduced to one-half of the maximum sign 
area permitted by Tables 142-120 and 142-12H. 

(4) Projecting signs may be illuminated. All illuminated signs projecting over a parkway, 
except for marquee and entrance awning signs, must be internally illuminated. 

(5) For Sign Category B only,projecting signs shall comply with the following: 

(A) The sign face shall be parallel to the face of the building, and 

(B) The sign shall not project above the eaves or parapet of the building. 

(6) Projecting signs are permitted to revolve only if a Neighborhood Use Permit for 
revolving projecting signs has been issued in accordance with Chapter 12, Article 6, 
Division 2 (Neighborhood Use Permit Procedures) and Section 141.1101. 

(7) Signs on Marquees (Non-Theater) and Entry Awnings 

(A) Signs may be mounted directly to the bottom of a marquee or architectural 
projection subject to the following regulations. 

(i) The sign area shall not exceed 4 square feet per side. 

(ii) The vertical dimension of the sign shall not exceed 12 inches. 

(iii) The bottom of the sign shall be at least 8 feet above grade . 

(iv) The sign shall be symmetrically placed along a center line running parallel or 
perpendicular to the building facade and the outer edge of the marquee. 
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(B) All signs that are installed on a marquee or architectural projection shall be 
included as part of the permitted sign area for projecting signs on the premises . 

. (C) Signs that are attached to a marquee or other architectural projection that projects 
over a parkway shall comply with this section. 

(D) Signs installed or painted on the vertical surface of a marquee or other 
architectural projection are not subject to height or projection requirements but 
may not project horizontally or vertically beyond any edge of the marquee or 
architectural projection. · 

(e) Locational Regulations for Projecting Signs 

(1) Projecting signs shall meet the following minimum clearances: 

(A) Signs that project above a parkway shall have a minimum clearance of 8 feet from 
the bottom of the sign to the grade below; 

(B) Signs shall not project over alleys; and 

(C) Signs that project over vehicular traffic areas on the premises and have a minimum 
clearance that is less than 16 feet, shall be labeled with the clearance height at the 
bottom of the sign with letters that are legible from a distance of at least 30 feet. 

(2) Projecting signs may not be installed within five feet of the ground floor leasehold of an 
adjacent establishment. 

(3) An establishment with 25 feet or more street frontage may have a sign that projects 
perpendicularly beyond a property line, provided that it projects no more than 5 feet, or 
two-thirds of the distance between the inside edge of the sidewalk and the face of the 
curb, whichever is less. 

( 4) An establishment with less than 25 feet of street frontage may have a sign that projects 
4 feet or less beyond a property line. 

(5) A minimum horizontal distance of 10 feet shall be provided between projecting signs. 

(6) Projecting signs may not project above the roofline at the wall. 

(7) Signs may project above the top of the parapet wall subject to the following regulations. 

(A) The projecting sign shall only be placed on a single-story building. 

(B) The sign shall not project more than 2 feet vertically above the top of the parapet. 

(C) The uppermost point of the sign shall not exceed 16 feet in height. 

(D) The portion of the sign that projects above the parapet shall not exceed 33-1/3 
percent of the vertical dimension of the sign. 

(E) A roof sign shall not be located on the premises. 

(F) The establishment shall not have a wall sign that extends above the parapet. 

• 

• 

• 
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§ 142.1235 Roof Signs in Commercial and Industrial Zones 

The following regulations apply to roof signs, which are permitted only in Sign Category A of the 
commercial and industrial zone sign categories. 

(a) One roof sign shall be permitted per premises. Roof signs are permitted only in lieu of 
ground or projecting signs. Roof signs may be located only on premises with accessible 
street frontage. Roof signs are not permitted on buildings with high-rise building 
identification wall signs as described in Section 142.1250. 

(b) Table 142-12F provides the permitted sign area for roof signs. The sign area is determined 
by the width of the public right-of-way fronting the premises and the street speed limit on 
that public right-of-way. 

Table 142-12F 
Permitted Sign Area and Height for Roof Signs 

Sign Categories 
Maximum Allowances 

A B c 
Permitted Sign Area <1 l 
(Based on the adjacent public right-of:.waywidth and street speed 
limit) 

Public Right-of-wayWidthl"l /Street Speed limit 

60 feet or less 115-20 MPH 16 sf Not Not 
" /25-30MPH 25sf Permitted Permitted . 135+45MPH 50 sf 
" /50+ MPH 75sf 

Greater than 60 ft /15-20MPH 25sf Not Not . /25-30MPH 50 sf Permitted Permitted 
" 135+45MPH 75sf . /50+ MPH 100 sf 

Freeway-oriented signs 300sf Not Not 
Permitted Permitted 

Footnotes for Table 142-12F 

(l) The permitted sign area is for a single face. If a sign has two faces, the sign area is 
doubled. 

(
2

) Where a public right-of-way is developed to 60 feet in width or less, but is designated 
as a major street or a primary arterial by the applicable land use plan, the roof sign area 
shall be based on the greater than 60 feet public right-of-way width. 

(c) The maximum height of roof signs is a combination of the building height and the 
maximum vertical dimension of the sign. The maximum vertical dimension includes 
the height of the sign plus any space that is required for clearance under the sign. The 
maximum total permitted height of the building and the sign is the measurement of the 
average elevation of the premises or the elevation of the centerline of the adjacent street 
at the point closest to the sign, whichever is lower, to the uppermost point of the sign. 
Table l42-12G provides the maximum height and vertical dimensions for roof signs . 



,.,. Chapter 14: General Regulations Final Draft - 09/05197 

§ 142.1235 
Cont'd 

Ch. M Div. 

Table 142·12G 
Maximum Height and Vertical Dimensions for Roof Signs 

Type of Roof Sign Building Height Maximum Vertical 
Dimension 

NonfreewaJM)riented 0-15feet 7feet 

16-20 feet 10feet 

Freeway-oriented 21.25 feet 7feet 

26 -SO feet Sfeet 

31 • 35 feet 9feet 

36-40feet 10feet 

Footnote for Table 142-12G 

(l) See Section 142.1235(eX2) 

(d) General Regulations for All Roof Signs 

(1) Roof signs shall have no more than two parallel faces. 

(2) Roof signs are not permitted to revolve. 

(3) All projecting roof signs must be internally illuminated. 

(e) Locational Regulations for All Roof Signs 

Maximum Total Permitted 
Height of Building and Sign 

30\IJ 

son I 

(1) All roof signs shall be set back a minimum of 3 feet from the edge of all outside 
building walls on which the sign is located, unless the following circumstances exist: 

(A) The lower edge of the sign is at least 7 feet above the top of the building wall and 
the surface of the roof; and 

(B) The sign occupies 25 percent or less of the length of the building elevation above 
which the sign is located. 

(2) Roof signs that are located on a premises with a boundary within 100 feet of a 
residentially zoned property shall not exceed 20 feet in height unless one of the 
following circumstances exist: 

(A) The sign is located more than 100 feet from the boundary of the residentially zoned 
property; or 

(B) The entire premises is within 100 feet of the boundary of the residentially zone 
property. and the sign is located on the 25 percent of the premises that is farthest 
from that property; 

(3) Roof signs may project over parkways provided that the following circumstances exist: 

(A) The sign pertains to an establishment or activity that is wi·thin the building on 
which the sign is located; 

!14 [ 2 112 ••• 
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(B) The portion of the sign projecting into the parkway does not exceed 33-1/3 percent 
of the total roof sign area; 

(C) The sign does not exceed the permitted sign area for roof signs in Table 142-12F; 
and 

(D) The sign does not exceed the maximum projection provision for projecting signs in 
Table 142-12E. 

§ 142.1240 Ground Signs in Commercial and Industrial Zones 

The following regulations apply to ground signs in all commercial and industrial zone sign 
categories, unless otherwise indicated. 

(a) One ground sign is permitted for each premises with accessible street frontage, regardless of 
street frontage length. In Sign Category A only, the number of ground signs increases as the 
street frontage lengthens. Ground signs are permitted in lieu of roof and projecting signs. 

(b) Signs shall not exceed a height of 3 feet within a visibility area. For determination of the 
visibility area see Chapter 11, Article 3, Division 2 (Rules for Calculation and 
Measurement). 

(c) Table 142-12H provides the general regulations for ground signs. 

Table 142-12H 
Maximum Allowances for Ground Signs 

Maximum Allowances 
Sign Categories 

A B c 
Permitted Sign Area 
(Based on the Width of the Adjacent Public Right-of-way and Street 
SpeedUmit} 

Public Right-of-way Width !Street Speed Umit 

SO feet or less /15·20 MPH 32sf 50 sf 32sf . /25·30MPH 50 sf 50 sf 50 sf . 135-45MPH 100 sf 100sf 100sf .. /50+ MPH 150sf 150 sf 100 sf 

More than 60 ft 115-20 MPH 50 sf 50 sf 50 sf 
" f25.30MPH 100sf 100sf 100 sf 
" /35-45 MPH 150 sf 150 sf 100 sf . 150+ MPH 200sf 150 sf 100 sf 

Freeway-oriented signs 300sf Not Not 
permitted pennitted 

Number of Signs per Street Frontage 1 1(t!) 1 

Street frontage greater than 250 feet One . . 
(Where a premises of 4 acres or more fronts on a street that additional 
abuts a freeway, the premises shall be allowed one sign sign tor each 
totaling 250 square feet. If the premises has more than 250 additional 250 
feet of street frontage on a street that abuts a freeway, two 
signs of 200 square feet each separated by a minimum of 1 00 

teet of str('!ft 
frontage 

feet shall be pennitted.) 
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Sign categories 

A B c 
Maximum Heig~t1:.' 30ft 15ft 8ft 

Freeway-oriented1;,' 50ft Not Not 
Permitted Pennitted 

Premises located within 100 feet of residentially zoned property{4) 20ft 15ft 8ft 

Visibility areas (see Section 113-0218) 3ft 3ft 3ft 

Required Setback8 Ground signs shall not be placed in the 
interior side or rear yards. 

Ground signs may be placed within the 
required front and street side yard in 

accordance with Section 142.1240(e)(4). 

Footnotes for Table 142-12H 

(I) The permitted sign area is for a single face. If a ground sign has two or more faces, the 
permitted sign area is doubled. Signs BfY have more than two faces, but the sign area shall 
not exceed twice that permitted above . See Section 142.1240(d)(3). 

(2) See Section 142.1240(d)(3). 

(J) See Section 142.1240(d)(2). 

(4) See Section 142.1240(e)(2). 

• 

(S) The height of ground signs shall be measured from the grade at the centerline of the • 
adjacent public right-of-way to the top of the sign or sign structure, whichever is higher. 

Ch. Art. Dlv. 

The height of any portion of the sign or structure shall not exceed the maximum permitted 
height as specified in this table. 

(6) Ground signs are not permitted on premises having less than 100 feet of street frontage. 

(d) General Regulations for Ground Signs 

(1) For premises that have more than one street frontage, each street frontage is considered 
separately for calculating the permitted ground sign area. 

(2) Freeway~riented signs are permitted, provided that the sign is one of the permitted 
ground signs and not an additional sign. No more than one freeway~riented sign is 
permitted per premises. 

(3) For premises in Sign Category A only, the following apply. 

(A) Where more than one sign is located on the same street frontage, the display area 
of each sign shall be reduced to 50 percent of that permitted in Table 142-12H. 

(B) For single occupancy premises, the establishment may combine the allowable sign 
area of two or more ground signs into one sign, provided that the sign area does 
not exceed one-half square foot per foot of street frontage along the same public 
right-of-way, or 200 square feet, whichever is less. 

(C) Ground signs may project over the roof of a building provided that the following 

114! 2 i 12-
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circumstances exist: 

(i) There are no other ground signs, roof signs, or projecting signs on the 
premises; 

(ii) The sign does not revolve; 

(iii) The sign complies with the permitted sign area specified in Table 142-12F; 
and 

(iv) The sign does not exceed the maximum permitted vertical dimensions for roof 
signs as specified in Table 142-120. 

( 4) A ground sign is considered to be projecting when any portion of the sign penetrates a 
vertical plane connecting the outer eaves of a building or structure or the outer edges of 
the parapet wall. 

(5) Ground signs may project over a parkway subject to the following regulations. 

(A) The sign height shall not exceed 16 feet; 

(B) The sign shall not exceed the projection permitted in Table 142-12E; 

(C) The sign shall not exceed the permitted sign area specified in Table 142-120; and 

(D) If the sign projects above a traffic area, such as a driveway or parking lot aisle, the 
minimum clearance between the bottom of the sign and the ground shall be 8 feet. 
When the clearance is less than 16 feet, the sign shall be clearly labeled at the 
bottom of the sign with letters that are legible from a distance of 30 feet. 

(6) Ground signs may be internally illuminated or externally illuminated. 

(e) Locational Regulations for Ground Signs 

(1) Ground signs may be installed only on the street frontage used for determining the 
ground sign allowable area. 

(2) Ground signs that are located on a premises with a property line within 100 feet of a 
residentially zoned property shall not exceed 20 feet in height unless one of the 
following circumstances exists: 

(A) The sign is located more than 100 feet from the boundary of the residentially zoned 
property; or 

(B) The entire premises is within 100 feet of the boundary of the residentially zone 
property, and the sign is located on the 25 percent of the premises that is farthest 
from that property. The sign shall not exceed the maximum height permitted in 
Table 143-12H. 

(3) All ground signs, except for freeway-oriented, shall only be placed along the street 
frontage of the premises used for determining the ground sign allowance. Freeway
oriented signs may be located on any portion of the premises except within the setbacks. 

(4) Ground signs may be located in required front and street side yards subject to the 
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following limitations. 

(A) Signs located between 0 and 15 feet from the public right-of-way: 

Maximum height: 

Permitted sign area: 

3 feet 

33 percent of the maximum permitted area in Table 142-
12H 

(B) Signs located 15 feet and up to 25 feet from the public right-of-way: 

Maximum height: 

Permitted sign area: 

6 feet 

66 percent of the maximum permitted area in Table 142-
12H 

(C) When more than one ground sign is permitted on a premises, and if the signs are 
located in the front or street side yards, the permitted sign area shall be reduced in 
accordance with the limitations in Section 142.1240(e)(4)(A) and (B) and by an 
additional 50 percent as required by Section 142.1240(d)(3)(A). 

(f) Revolving Ground Signs 

(1) Ground signs are pemritted'to revolve in Sign Category "A" only. 

• 

(2) Single occupancy premises with two or more street frontages are allowed to have a • 
revolving ground sign subject to the following regulations. 

(A) No other ground, roof, or projecting signs are permitted on the premises; 

(B) The sign area shall not exceed one-half of that permitted in Table 142-12H; 

(C) The maximum speed of revolution shall not exceed 6 revolutions or cycles per 
minute; and 

(D) The sign shall be installed at least 100 feet from the property line of a residentially 
zoned property. 

(g) Ground Sign Pole Covers 

Where ground signs are supported by poles, covers may be added onto those poles to 
improve the aesthetic quality of the ground sign in accordance with the following 
regulations. 

(1) Pole covers shall not contain signs or sign copy area. 

(2) The average combined width of all pole covers for an individual ground sign shall not 
exceed an average of 50 percent of the width of the largest sign face. 

(3) Exception: For pole covers that are designed with vertical and horizontal faces that are a 
minimum of 50 percent transparent or open, the average combined width of all pole 
covers for an individual ground sign shall not exceed 75 percent of the width of the • 
largest sign face. 

; 14 2 12 MJM 
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( 4) The maximum width of any element of any pole cover shall not exceed the width of the 
largest sign face. 

( 5) The maximum thickness of any pole cover shall not exceed the maximum thickness of 
the largest sign face. 

§ 142.1245 Secondary Signs in Commercial and Industrial Zones 

The following regulations apply to secondary signs in all commercial and industrial zone sign 
categories, unless otherwise indicated. 

(a) Secondary signs may be either permanent or temporary. 

(b) The area for secondary signs is not included in the calculation for the allowable sign area for 
primary signs unless otherwise noted. 

§ 142.1250 Permanent Secondary Signs in Commercial and Industrial Zones 

(a) Table 142-121 identifies the type of permanent secondary signs permitted in the different 
sign categories. 

Type of Permanent Secondary Sign 

Table 142·121 
Permanent secondary Signs 

Sign categories 
A, B,andC 

Number and Size of Permanent Secondary Signs 

High-rise Building Identification wall Signs 

Number of Signs Permitted One sign per facade on buildings that have a height ol1 00 feet or 
greater for building identification only 

Additional Regulations See Section 142.1250(b) 

Establishment Identification Permitted under certain conditions - See Section 142.1250 (c) 

Incidental 

Number of Signs Permitted Maximum four signs permitted per ground sign structure or 
building wall 

Permitted Sign Area Any one sign shall not exceed 6 square teet; the total area of all 
signs shall not exceed 10 square feet 

Additional Regulations See Section 142.1250(d) 

Directional 

Number of Signs Permitted One sign permitted at each driveway 

Permitted Sign Area Each sign shall not exceed 12 square feet 

Permitted Height Sfeet 

Additional Regulations See Section 142.1250(e) 

Window 

Number of Signs Permitted Permitted· See Section 142.1250(1) 

Permitted Sign Area Not to exceed 30 percent of the window area. Letters may not be 
greater than S inches in average height, and logos may not 
exceed 1 S inches in any dimension 

Ch. Ar1. Div. 



,.. Chapter 14: General Regulations Final Draft - 09/05/97 

§ 142.1250 
Cont'd 

Ch. Art. Div. 

Sign Categories 
Type of Permanent Secondary Sign A,B,anc:IC 

Number and Size of Permanent Secondary Signs 

Public Utility and Safety Signs Required by Permitted as required by law or ordinance - See Section 
Law 142.1250{g) 

Theater Lobby Permitted- See Section 142.1250(h) 

Signs Required by Law to Be Visible from the Exempt from this division provided that the signs do not exceed 
Public Right-of-way the minimum dimensions required by law. See Section 

142.1250{i) 

Address Numbers 

Exempt from this division If the numbers 
meet the following criteria: 

Permitted sign Area 4 square feet 

·Maximum height of Numbers 12 inches 

Address numbers that do not meet the See Section 1.42.12500) 
above criteria 

Directories 

Number of Signs Permitted One sign per entrance from a public street 

Permitted Sign Area 24 square feet per sign face 

Maximum Permitted Height 6feet 

AddmonaiRegu~ns See Section 142.1250(k) 

(b) High-Rise Building Identification Wall Signs 

( 1) In Sign Category A only, buildings in excess of 100 feet in height shall be permitted 
additional wall sign copy area for building identification purposes subject to the 
following regulations. 

(A) The high-rise building identification wall sign shall be placed on a building at a 
minimum height of 100 feet, above the uppermost row of windows, and not within 
5 feet of the top of a parapet wall. 

(B) The high-rise building identification sign copy area shall not be included in the 
calculation of primary wall sign area. 

(C) A premises containing a building with a high-rise wall sign shall not be entitled to 
aroofsign. 

(D) High-rise wall sign area shall not be transferred from one building facade to any 
other building facade. 

(E) High-rise wall signs shall not project more than 18 inches from a building wall, nor 
shall they be illuminated by self-supporting light fixtures that extend more than 18 
inches over a parkway. 

(F) The sign shall comply with area and setback requirements determined by reference 
to Table 142-121. 

(G) The sign shall be placed in its entirety within the Building Height Measurement 
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Category in Table 142-121. The height of the sign is measured from the average 
grade of the building immediately below the sign to the uppermost point of the 
sign copy area. 

(2) Table 142-121 provides the basis for calculating the high-rise building identification 
wall sign copy area and the minimum distance the sign must be set back from the 
building edge. The permitted sign copy area is based on the height of the building and 
the width of the building facade at the uppermost point of the sign copy area. The 
required setback is based on the height of the sign. 

Table 142·12J 
High·Rise Building Identification Wall Sign calculations 

Building Height Sign Area Factor Sign Setback 
Measurement Category 

For sign area, multiply the width of the The minimum distance that the sign 
Elevation at which building facade at the uppermost point must be set back from each vertical 
uppermost point of sign copy of the sign copy area. by the factor edge of the building facade is based on 
area may be located. below that corresponds to the height of the uppermost point of the sign copy 

the sign. area. 

100-150 feet 5 square feet 5feet 

151 -200 feet 6 square feet 6 feet 

201 - 300 feet 7 square feet 7feet 

301 feet and greater 8 square feet Sfeet 

(c) Establishment identification wall signs, which identify the name or symbol of an 
establishment, the operation of an establishment, or the products or services available on the 
premises, shall not be included in the calculation of allowable primary sign area, provided 
that the following criteria are met: 

(1) The sign has nonilluminated letters; 

(2) The sign lettering does not exceed 3 inches in average height; and 

(3) The sign area does not exceed 4 square feet 

(d) Incidental signs that pertain to goods, products, services, or facilities that are available on 
the premises where the sign is located are permitted subject to the following regulations: 

(1) Incidental signs may be located on ground signs or on a building wall. 

(2) Incidental signs may not be attached perpendicularly to a wall. 

(3) Incidental signs are limited to the following information: 

(A) Trading stamps, 

(B) Credit cards accepted, 

(C) Notices of services or restrictions, and 

(D) Trade affiliations or public interest messages. 
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(e) Directional signs, which are for the sole purpose of directing traffic or pedestrians, shall 
have at least 50 percent of the sign area used for providing direction and shall observe 
visibility area restrictions. 

(f) Permanent window signs shall be permanently affixed to the exterior window. 

(g) Public utility and safety signs that are required by law are exempt from this division. 

(h) Theater lobby signs located on the walls oflobbies that are roofed and open on one side 
only shall not be calculated as permitted wall sign area, if any of the following 
circumstances exists: 

(1) The sign is perpendicular to the fronting public right-of-way on the open side of the 
lobby; 

(2) The open sign of the lobby does not front a public right-of-way; or 

(3) The sign is located within the lobby and is not intended to be visible to passing 
vehicular traffic. 

(i) Signs that are required by law to be visible from the public right-of-way are exempt from 
this division provided that the signs do not exceed the minimum dimensions required by 
law. Signs that exceed the minimum dimensions shall be subject to this division to the 
extent that the minimum dimensions are exceeded. Signs required by law other than public 
utility and safety signs that do not have specified minimum dimensions shall be subject to 
this division. 

(j) Address numbers that exceed the applicable height and area requirements from Table 142-
121 shall be calculated as permitted wall sign area. 

(k) Directory signs, which list the names or uses in a building or on a premises, may be either 
primary wall signs or ground signs as permitted for the premises. Ground directory signs 
are subject to the minimum setbacks established by the applicable zones. 

§ 142.1255 Temporary Secondary Signs in Commercial and Industrial Zones 

(a) Temporary signs shall not be directly illuminated. 

Oh. Alt. DIV. 

(b) Temporary signs shall not be permanently installed or affixed to any sign structure or 
building. 

(c) Table 142-12K identifies the type of temporary secondary signs permitted in the different 
sign categories. 
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Table 142-12K 
Temporary Secondary Signs 

Type of Temporary Secondary Sign 

Construction Site 

Number of Signs Permitted 

Permitted Sign Area 

Maximum Permitted Height 

Additional Regulations 

Real Estate (either ground or wall signs) 

Number of Signs Permitted 

Permitted Sign Area (1otal area for all signs on the 
property) based on length of the street frontage 

0-100feet 

1 01-300 feet 

301-500 feet 

501 feet and greater 

Maximum Permitted Height 

Ground Real Estate Sign 

Wall Real Estate Sign (may be banners) 

Sign Dimensions 

Additional Regulations 

Real Estate Open House Directional tor AlultJple 
Dwelling Unit Residential Uses in Commercial and 
Industrial Zones. 

Permitted Sign Area (total area for all sides) 

Additional Regulations 

Inflatable Displays 

Number of Displays Permitted 

Permitted Sign Area 

Maximum Permitted Height 

Additional Regulations 

Temporary Advertising Vehicles 

Temporary Window Signs 

Number of Signs Permitted and Size of signs 

Additional Regulations 

Sign categories 
A, B,and C 

One sign per street frontage 

Any single street frontage that is greater than 500 feet 
may have one additional sign 

160 square feet 

20feet 

See Section 142.1255{d) 

Permitted sign area based on street frontage may be 
divided among more than one sign 

32 square feet 

64 square feet 

96 square feet 

160 square feet 

20feet 

Signs shall not be placed above the parapet or roof line 
of a building 

The horizontal dimension shall not exceed 2-1/2 times 
the vertical dimension 

See Section 142.1255 (e) 

4 square feet 

See Section 142.1255(1) 

3 displays per premises 

A combined total of 1500 square feet of cross section 
area for all displays on the premises 

45 feet from the ground to the apex of the display 

See Section 142.1255(g) 

See Section 142.1255{h) 

Not to exceed 30 percent of the window area. Letters 
may not be greater than 6 inches in average height, and 
logos may not exceed 16 inches in any dimension 

See Section 142.1255(i) 

Ch. Art. -'.:;0';:-iv.,__ __ 
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Type of Temporary Secondary Sign Sign Categories 
A,B,andC 

On-premises Directional and Identification Slgntl for 
subdlvtsiontl 

Number of Signs Pennitted per Sales Office and One sign is pennitted for each real estate sales office 
Model Home and one sign is permitted for each model home in the 

subdivision 

Permitted Sign Area 16 square feet 

Maximum Pennitted Height for Freestanding 12feet 
Signs on the Premises of Sales Office 

Number of Signs Permitted per Subdivision One double-faced sign, or two single-faced sign 
Entrance advertising the subdivision is permitted at the entrance of 

the subdivision 

Permitted sign Area 160 square feet 

Maximum Pennitted Height 8 feet May be 12 feet or 16 feet by special pennit 

Number of Flags Permitted 3 flags for each model home 
6 flags if only one model 

Required Flag Dimensions 3 feet by 5 feet 

Maximum Permitted Height 20feet 

Off.premlses Directional and Identification Signs for See Section 142.12550) 
Subdlvlsiontl 

Banners, Pennants, Flags, Streamers, and other Pennitted under certain conditions • See Section 
similar devices 142.1255(k) 

(d) Temporary Construction Site Signs 

(1) Construction site signs may be either ground or wall signs. 

(2) Street frontages may not be combined for detennining the number of signs permitted on 
a premises. 

(3) Signs permitted on one street frontage may not be placed on another street frontage. 

(4) Construction site ground signs shall be located within 35 feet of the fronting public 
right-of-way. 

( 5) Signs relating to safety warnings, traffic directions, entry prohibitions, and other similar 
signs for a construction project are permitted for the duration of the project. 

(e) Real Estate Signs 

(1) Real estate sign copy shall be limited to offering the premises for sale, rent, or lease. 

(2) Real estate signs may be either ground or wall signs. 

(3) Real estate wall signs shall meet the requirements of Section 142.1225. 

(4) Real estate signs on the same premises shall have at least 50 feet between signs. 

( 5) Real estate signs shall be placed entirely within the property lines of the premises to 
which they pertain. 

• 
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( 6) Real estate signs shall be removed within 15 business days of sale or occupancy of the 
premises, whichever occurs first. 

(f) Open House Directional Signs for Multiple-Unit Dwelling Units in Commercial and 
Industrial Zones 

(I) Open house directional signs may contain the name of the person or agency offering a 
dwelling unit for sale, an arrow, and an address of the dwelling unit. 

(2) Open house directional signs shall comply with the following regulations. 

(A) The signs must pertain to one dwelling unit that is being offered for sale. 

(B) The signs shall be ground-mounted. 

(C) The signs shall not be placed in the public right-of-way or on public property. 

(D) The signs may be placed on private property only with the consent of the property 
owner. 

(E) The signs may be in place during daylight hours only. 

(F) Flags, banners, streamer, and pennants may not be placed on or near the signs. 

(g) Inflatable displays shall comply with the following regulations . 

(1) The display shall be ground-mounted or roof-mounted and filled with ambient air. 

(2) The display shall not be placed within 300 feet of any other inflatable display on the 
same premises or within 300 feet of a freeway public right-of-way. 

(3) The display shall not be placed within 100 feet of a residentially zoned premises. 

(4) The display shall observe all Federal Aviation Administration height limitations. 

(5) The display shall not be located within required setbacks. 

(6) The display shall not be in place more than 10 consecutive business days, nor more than 
a total of20 calendar days in a 12-month period. 

(7) The materials used shall not fade or tear during the period of installation. Structural 
materials and installation shall comply with the provisions of California State General 
Order Number 95. 

(8) The display shall not be attached to fences, trees, shrubbery, or utility poles. 

(9) The display shall not be placed in or project into the public right-of-way. 

(10) The display shall not obstruct or obscure primary signs on adjacent premises. 

(11) The display shall not create a traffic hazard because ofthe distractive character of the 
display or the cumulative effect of all displays to motorists. 

(h) Temporary Advertising Vehicles 

Ch. Art. Div. 
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(1) A vehicle that has an attached sign or advertising device for the purpose of providing 
advertisement of products or directing people to an establishment or activity shall not be 
parked so that it is visible from public rights-of-way. 

(2) Business or commercially licensed vehicles that have permanently attached signs or 
advertising devices and are used for the primary purpose of transporting people and 
products may be parked so that they are visible from public rights-of-way. 

(i) Temporary Window or Building Signs 

(1) Signs may be painted on the interior of a window, or constructed of cloth or paper and 
attached to the interior of a window or interior building wall. 

(2) Signs may not be attached or affixed in any manner to the exterior surface of any 
window or building. · 

(j) Off-premises Directional and Identification Signs for Subdivisions 

Off-premises directional and identification signs for subdivisions shall comply with the 
Temporary Off-premises Subdivision Directional Signs, Locational Criteria, Construction 
and Maintenance Standards of the Land Development Manual. 

(k) Banners, Pennants, Flags, and Streamers 

(1) Banners, pennants, flags, streamers, flares, wind-propelled and noise-making devices, 

• 

and other similar devices shall not be permitted, unless they qualify as one of the • 
following: 

(A) Corporate or Institutional Flags 

Corporate and institutional flags shall be displayed from either freestanding or 
wall-mounted flagpoles. The flags may not exceed one sign for every 100 feet of 
street frontage and may not exceed five flags per premises. 

(B) Holiday Decorations 

Holiday decorations shall be removed within 20 calendar days of the passing of the 
holiday. 

(C) Grand Opening Streamers, Temporary Banners, and Pennants 

Streamers, temporary banners, and pennants identifying the grand opening of a 
completely new establishment shall be permitted for no more than 60 consecutive 
calendar days. They shall not be placed within SO feet of a residentially zoned 
premises. Two temporary banner signs shall not exceed one-half of the maximum 
permitted sign copy area for allowable wall signs. 

(2) Banners, pennants, flags, and streamers must also comply with regulations in Section 
142.12SS(g)(7)- (11) for inflatable displays. 

• 
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§ 142.1260 Signs Permitted by Higher Process 

The following signs may be permitted with a Neighborhood Use Permit in accordance with 
Chapter 12, Article 6, Division 2 and Chapter 14, Article 1, Division 11: 

(a) Revolving projecting signs, 

(b) Signs ~th automatic changing copy, 

(c) Theater marquees, 

(d) Community identification signs, and 

(e) Reallocation of sign area allowance. 

§ 142.1265 Signs in Single Dwelling Unit Residential Zones 

The following regulations apply to all signs, both permanent and temporary, that are permitted in 
single dwelling unit residential zones. 

(a) Permanent Signs 

The following signs are permitted in all of the single dwelling unit residential zones on a 
permanent basis . 

(1) Street address numbers are permitted, provided that the numbers do not exceed Y2 
square foot each. Address numbers may be either internally or externally illuminated. 

(2) Nameplates are permitted, provided that they do not exceed 1 square foot in area. 
Nameplates may be indirectly illuminated only. 

(3) Accessory warning signs that provide warnings such as "no parking," "watch dogs," and 
"security services" are permitted. The maximum sign area permitted for accessory 
warning signs is 1 square foot. 

(b) Temporary Signs 

The following signs are permitted in all single-dwelling unit residential zones on a 
temporary basis. · 

(1) Real estate signs that offer the premises for sale, lease, or rent are permitted on a 
temporary basis, in accordance with the following regulations. 

(A) One sign may be located on each street frontage. 

(B) The signs may be single-faced or double-faced. 

(C) The sign area shall not exceed 9 square feet, and the sign dimensions shall not 
exceed 3 feet by 3 feet. 

(D) The sign height shall not exceed 6 feet. 

(E) The signs shall not be illuminated. 
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(F) The sign shall be removed within 15 business days of sale or occupancy of the 
premises, whichever occurs first. 

(2) Yard sale signs that identify a yard sale on the premises are permitted during the hours 
of the sale in accordance with the following regulations. 

(A) One single-faced sign may be permitted per premises. 

(B) The sign area shall not exceed 9 square feet. 

(C) The sign height shall not exceed 6 feet. 

§ 142.1270 Signs in Multiple Dwelling Unit Residential Zone& 

Ch. Art. Div. 

The following regulations apply to all signs, both permanent and temporary, that are permitted in 
all multiple dwelling unit residential zones, unless otherwise indicated. 

(a) In all multiple dwelling unit residential zones, the following signs are permitted on a 
permanent basis. 

(1) Street address numbers are permitted, provided that the numbers do not exceed ~ 
square foot each. Address numbers may be either internally or externally illuminated. 

(2) Nameplates are permitted provided that they do not exceed 1 square foot in area. 
Nameplates may be indirectly illuminated only. 

(3) Accessory warning signs that provide warnings such as "no parking," "watch dogs," and 
"security services., are permitted. The permitted sign area for accessory warning signs 
is 1 square foot. 

( 4) Directional ground signs may be permitted at each driveway of a parking lot containing 
five or more parking spaces provided that the following regulations are met: 

(A) The sign may be single-faced or double-faced; 

(B) The sign area shall not exceed 2 square feet; and 

(C) The sign height shall not exceed 4 feet 

(b) In all multiple dwelling unit residential zones, the following signs are permitted on a 
temporary basis. 

(1) Ground signs offering new residential developments for sale, lease, or rent are pemlitted 
for 1 year from the issuance of occupancy pennits or until all units have been sold, 
rented, or leased, whichever occurs first. The signs shall comply with the following 
regulations: 

(A) One single-faced or double-faced sign is permitted for each street frontage. 

(B) For the RM-1-1, RM-1-2, and RM-1-3 zones, the maximum display area is 16 
square feet, and the maximum height is 6 feet. 

(C) For the RM-2-4, RM-2-5, and RM-2-6 zones, the maximum sign area is 24 square 
feet, and the maximum height is 8 feet. 
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(D) For the RM-3-7, RM-3-8, and RM-3-9 zones, the maximum sign area is 32 square 
feet, and the maximum height is 12 feet. 

(E) For the RM-4-10, RM-4-11, and RM-4-12 zones, the maximum sign area is 48 
square feet, and the maximum height is 16 feet. 

(F) Wall signs may be used in lieu of ground signs, provided that they do not exceed 
the permitted sign area in Section 142.1270(b)(l)(B) through 142.1270(b)(1)(E) 
and the sign is not placed higher than 12 feet from grade to the top of the sign. 

(2) Ground signs offering existing residential developments and vacant lotS for sale, lease, 
or rent are permitted, provided that the sign complies with the following regulations. 

(A) One sign is permitted for each street frontage. 

(B) For the RM-1-l, RM-1-2, and RM-1-3 zones, the maximum sign area is 4 square 
feet, and the maximum height is 4 feet. 

(C) For the RM-2-4, RM-2-5, and RM-2-6 zones, the maximum sign area is 6 square 
feet, and the maximum height is 4 feet. 

(D) For the RM-3-7, RM-3-8, and RM-3-9 zones, the maximum sign area is 8 square 
feet, and the maximum height is 6 feet. 

(E) For the RM-4-10, RM-4-11, and RM-4-12 zones, the maximum sign area is 10 
square feet, and the maximum height is 6 feet. 

(F) One additional foot in height is permitted for the post and crossbar supporting the 
sign. 

(G) Wall signs may be used in lieu of ground signs, provided that they do not exceed 
the permitted sign area in Section 142.1270 (B) through (E) above, and the signs 
are not placed higher than 12 feet from grade to the top of the sign. 

(H) For the RM-1-1, RM-1-2, RM-1-3, RM-2-4, RM-2-5, and RM-2-6 zones only, 
banner signs may be used in lieu of wall signs, provided that they do not exceed 
the permitted sign area in Section 142.1270 (B) and (C) above, and provided that 
the sign is mounted flush against the building. 

(3) Real estate signs other than those identified in Section 142.1270(b)(l) and (b)(2) that 
offer the premises for sale, lease, or rent are permitted on a temporary basis, subject to 
the following regulations. 

(A) One sign may be located on each street. 

(B) The signs may be single-faced or double-faced. 

(C) The sign area shall not exceed 4 square feet, and the sign dimensions shall not 
exceed 2 feet. 

(D) The sign height shall not exceed 4 feet, but the supporting post and cross bar may 
increase the height to 5 feet. 

(E) The signs shall not be illuminated. 
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(F) The signs shall be removed within 15 business days of sale or occupancy of the 
premises, whichever occurs first. · 

( 4) Yard sale signs that identify a yard sale on the premises are permitted during the hours 
of the sale in accordance with the following regulations. 

(A) One single-faced sign is permitted for each premises. 

{B) The sign area shall not exceed 9 square feet 

(C) The sign height shall not exceed 6 feet. 

(c) Permanent Signs in the RM-3-7, RM-3-8, and RM-3-9 Zones 

The permanent signs listed below are permitted in the RM-3-7, RM-3-8, and RM-3-9 zones 
only. 

(1) Property identification wall signs are permitted, provided that the signs comply with the 
following regulations. 

(A) One sign is permitted for each street frontage. 

{B) The sign area shall not exceed 20 square feet for each street frontage. 

(C) The signs shall not be placed higher than 12 feet. 

(D) The signs shall not project above the roof or parapet of the building. 

(E) The signs shall not be internally illuminated. 

(2) Property identification ground signs are permitted in lieu of property identification wall 
signs, provided that the ground signs comply with the following regulations. 

(A) One sign is permitted for each street frontage. 

{B) The signs may be single-faced or double-faced. 

(C) For premises with multiple street frontages, wall signs may be used on one street 
frontage and ground signs on another, if desired. 

(D) The sign area shall not exceed 20 square feet for each side of a double-faced sign. 
The faces may not be combined for purposes of increasing the permitted area on a 
face. 

(E) The sign height shall not exceed 6 feet. 

(F) The signs shall not be internally .illuminated. 

(d) Permanent Signs in the RM-4-10, RM-4-11, and RM-4-12 Zones 

The permanent signs listed below are permitted in the RM-4-10, RM-4-11, and RM-4-12 
zones only. 

(1) Property identification wall signs are permitted, provided that the signs comply with the 
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following regulations. 

(A) One sign is permitted for each street frontage. 

(B) The sign area shall not exceed 40 square feet for each street frontage. 

{C) The signs shall not be placed higher than 24 feet from grade to the top of the sign. 

(D) The signs shall not project above the roof or parapet of the building. 

(E) The signs may be internally or externally illuminated. 

(2) Property identification ground signs are permitted in lieu of property identification wall 
signs, provided that the ground signs comply with the following regulations: 

(A) One sign is permitted for each street frontage. 

(B) The signs may be single-faced or double-faced. 

(C) For premises with multiple street frontages, wall signs may be used on one street 
frontage and ground signs on another, if desired. 

(D) The sign area shall not exceed 20 square feet for each side of a double-faced sign. 
The faces may not be combined for purposes of increasing the permitted area on a 
face . 

(E) The sign height shall not exceed 6 feet. 

(F) The signs may be internally or externally illuminated. 

§ 142.1275 Signs in Agricultural Zones 

The following regulations apply to all signs, both permanent and temporary, that are permitted in 
all agricultural base zones. 

The following signs are permitted in all of the agricultural base zones on a permanent basis. 

(a) A ground sign to identify the establishment or primary use of the premises is permitted in 
accordance with the following regulations. 

( 1) One sign is permitted for each street frontage. 

(2) The sign area shall not exceed 12 square feet. 

(3) The sign height shall not exceed 12 feet. 

(b) Ground signs that identify the sale of products that are produced on the premises are 
permitted in accordance with the following regulations. 

(1) The sign may be used only when products are available for sale to the public . 

(2) One sign is permitted for each street frontage. 

(3) The sign area shall not exceed 12 square feet. 
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(4) The sign height shall not exceed 12 feet. 

(5) A wall sign may be used in lieu of a ground sign if the wall sign is placed on a stand 
that is used to sell products. The wall sign shall comply with Section 142.1275(b )(1) 
through (3), and shall not project above the eaves or parapet of the stand. 

(c) Real estate signs that offer the premises for sale, lease, or rent are permitted on a temporary 
basis in accordance with the following regulations. 

(1) One sign may be located on each street frontage. 

(2) The sign may be single· faced or doubl~faced. 

(3) The sign area shall not exceed 12 square feet 

(4) The sign height shall not exceed 12 feet. 

( 5) The sign shall not be illuminated. 

( 6) · The sign shall be removed within 15 business days of sale or occupancy of the 
premises, whichever occurs first. 

§ 142.1280 Signs in Open Space Zones 

The following regulations apply to all signs, both permanent and temporary, that are permitted in 
all open space base zones. 

{a) In the OP and OC zones, all proposed signs are subject to the approval of the City Manager. 

{b) Permanent Signs 

The following signs are permitted in all of the open space zones on a permanent basis. 

(1) Street address numbers are permitted, provided that the numbers do not exceed Yz 
square foot each. Address numbers may be either internally or externally illuminated. 

{2) Nameplates are permitted provided that they do not exceed 1 square foot in area. 
Nameplates may be indirectly illuminated only. · 

(3) Accessory warning signs that provide warnings such as "no parking," "watch dogs," and 
"security services" are permitted. The permitted sign area for accessory warning signs 
is 1 square foot. Accessory warning signs may be indirectly illuminated only. 

(c) Temporary Signs 

(1) Real estate signs that offer the premises for sale, lease, or rent are permitted on a 
temporary basis in accordance with the following regulations. 

(A) One sign may be located on each street. 

(B) The signs may be single·faced or double·faced. 

(C) The sign area shall not exceed 4 square feet, and the sign dimensions shall not 
exceed 2 square feet. 
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(D) The sign height shall not exceed 4 feet, but the supporting post and cross bar may 
increase the height to 5 feet. 

(E) The signs shall not be illuminated. 

(F) The sign shall be removed within 15 business days of sale or occupancy of the 
premises, whichever occurs first. 

(2) Yard sale signs that identify a yard sale on the premises shall be permitted during the 
hours of the sale in accordance with the following regulations. 

(A) One single-faced sign is permitted for each premises. 

(B) The sign area shall not exceed 9 square feet. 

(C) The sign height shall not exceed 6 feet. 

§ 142.1290 La Jolla Commercial and Industrial Sign Control District 

(a) Pmpose of the La Jolla Commercial and Industrial Sign Control District 

It is the intent of this sign district to preserve and enhance the unique aesthetic and 
economic values of the commercially and industrially zoned portions of the community of 
La Jolla and to provide a systematic and comprehensive approach toward meeting the sign 
needs of the community. In fulfilling this purpose, it is intended that signs in this sign 
district will comply with the goals and recommendations of the La Jolla Community Plan . 

(b) Application 

The regulations of this sign district are applicable to all commercially and industrially zoned· 
property within the boundaries of the La Jolla Community Plan as described on the 
appropriate map and appended boundary description on file in the office of the City Clerk 
and shall be equally applicable to any other property subsequently placed in a commercial or 
industrial zone if the property lies within the boundaries of the La Jolla Community Plan. 
This sign district shall not apply to any area within the boundaries of a planned district 
unless the provisions of the planned district so stipulate. 

(c) Subdistricts and Boundary 

The boundaries of this sign district and any subdistricts are set forth on Drawing No. C-
643.1 and the appended boundary description on file in the office of the City Clerk. 

(d) On-Premises Sign Regulations for Subdistrict A 

(1) Wall Signs 

(A) Area. The sign for each premises shall not exceed 1 square foot for each foot of 
street frontage or 25 square feet, whichever is larger, and each tenant shall be 
permitted a minimum of 8 square feet. 

(B) Wall signs shall not extend more than 18 inches from the buildingfacade. Wall 
signs shall not extend above the parapet or eave of the building to which the signs 
are attached. 
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(2) Identification Signs 

(A) One single-faced or double-faced, freestanding sign located adjacent to each 
entrance or exit driveway to a parking lot is permitted. Such signs shall not exceed 
12 square feet in area or a height of 12 feet measured from the base at ground level. 
to the apex of the sign. 

(B) One sign on the exterior wall at each side or rear entrance to a store, shop, or place 
of business is permitted provided that the sign does project above the parapet or 
eave of the building to which the sign is attached. No such sign shall be attached 
to the perimeter framing of the building or to the face of canopies or porch roofs. 
No such sign shall have an area exceeding 12 square feet. 

(3) Freestanding Ground Signs 

Where the face of the building sets back from the property line more than 20 feet, one 
single-faced or double-faced freestanding ground sign is permitted, in addition to those 
on the building, in accordance with the following. 

(A) No part of the sign shall extend over public property or have a height exceeding 20 
feet measured from the base at ground level to the apex of the sign. 

(B) The total area of the signs shall not exceed 0.5 square feet per foot of street 
frontage or 40 square feet, whichever is smaller. 

(e) On-Premises Sign Regulations 

(1) Freestanding Ground Signs 

(A) Number permitted. One multi-faced ground sign for any premises having frontage 
on a public right-of-way. 

(B) More than one frontage. Where a premises fronts on more than one public right
of-way or street, excluding alleys and service ways, Section 142.1290(e)(l)(D) 
shall apply to each frontage. Each frontage is to be considered separately for 
determination of ground sign allowances. (Street side yard does not count as 
frontage.) 

(C) Height Limit. 20 feet measured vertically from the sign base at ground level to the 
apex of the sign. 

(D) Area. The maximum permitted area of a ground sign is 64 square feet or 0. 75 
square feet for each foot of street frontage per premises, whichever is less, for each 
face of a double-faced sign or for the sole face of a single-faced ground sign. If a 
sign has more than two faces, the total area may not exceed twice the area 
permitted for one face. 

(E) Rotating signs are not permitted. 

(F) Ground signs shall not project over roofs located on the premises or the public 
rights-of-way. 

(G) Ground signs may only be utilized on premises where the building sets back at 
least 20 feet from the public right-of-way of the frontage street to which the 
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ground sign is oriented. 

(2) Wall Signs 

(A) Area Permitted area for wall signs shall be calculated in accordance with Table 
142-12L. 

Table 142-12L 
Basis for calculation of Area for Wall Signs on a Single Frontage 

in the La Jolla Sign Control District 

Area categories 

C8tegoryA categoryB CategoryC 

No ground or projecting sign Ground sign but no Projecting sign but no ground 
erected by occupant projecting sign erected by sign erected by occupant 

AU public right- occupant 
o#-wayWidths 

Street Frontage X: Street Frontage X: Street Frontage X: 
2ft 11/2 ft 1 ft 

(Calculation: Linear street .frontage of premises times table factor for each 
category=permitted area in square feet for fascia or wall sign.) 

This frontage factor is relative to the building facade on each premises which has 
separate and exclusive public entrance visible from a public right-of-way, 
excluding alleys and service ways. Each premises shall have a minimum area of 
24 square feet, and each tenant shall be permitted a minimum of 8 square feet. 
(Street side yard does not count as frontage.) 

(B) Wall signs shall not extend more than 18 inches from the building wall. 

(C) Projecting Wall Signs 

(i) Wall signs may not project above the roof line at the wall, or the top of the 
roof or roof line, whichever is applicable. 

(ii) Wall signs may not project above the top of a parapet wall. 

(3) Projecting Signs 

(A) Any premises with frontage on a public right-of-way is permitted to have one 
projecting sign. The projecting sign may exist instead of, but not in addition to, a 
ground sign. 

(B) Area. The maximum permitted area of a projecting sign shall not exceed 48 
square feet or 0.5 square feet for each foot of street frontage, whichever is less, for 
each face of a double-faced sign. Projecting signs may have a maximum of two 
faces. 

(C) Maximum projection over public right-of-way. A sign may not project 
perpendicularly beyond the property line more than 5 feet or two-thirds of the 
distance from the curb to property line, whichever is less. For allowable 

Ch. Art. Div;:-. _._ 
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combinations of projection and height for projecting signs over public rights-of
way see Table 142-12M. If an establishment has a frontage less than 25 feet, a 
projecting sign on the establishment is limited to a projection of 4 feet beyond the 
property line. 

(D) Height over roof or parapet. Projecting signs may not extend above the roof line at 
the wall or the top of a parapet wall. 

Table 142-12M 
Allowable Combinations of Projection and Height for Projecting Signs 

in the La Jolla Sign Control District 

Height above sidewalk or Maximum diagonal projection of Maximum projection of other than 
grade to bottom of sign comer signs over public rlghtfi.Of.. comer signs over public rightfi.Of..,y 

W8)'(45o) 

8ft. 1ft. 1ft. 

9ft. 1ft., 8 in. 1ft., 6 in. 

10ft. 2ft., 4 in. 2ft. 

11 ft. Sft. 2ft., 6 in. 

12ft. S ft., 8 in. Sft. 

13ft. 4ft., 4 in. 3ft., 6 in. 

14ft. 5 ft. 4ft. 

15ft. Sft., 8 in. 4ft., 6 in. 

16ft. and over 6ft .• 4 in. 5ft. 

( 4) Identification Signs 

(A) One single-faced or double-faced freestanding sign located adjacent to each 
entrance or exit driveway to a parking lot is permitted. Such signs shall not exceed 
12 square feet in area or a height of 12 feet measured from the base at ground level 
to the apex of the sign. 

(B) One sign on the exterior wall at each side or real entrance to a store, shop or place 
of business is permitted provided that no sign shall project above the parapet or 
eave of the building to which the sign is attached. No such sign shall be attached 
to the perimeter framing of the building or to the face of canopies or porch roofs. 
No such sign shall have an area exceeding 12 square feet. 

(5) Abatement 

Any sign not in compliance with the provisions of this section within 7 years from the 
effective date of the ordinance adopting these regulations shall be removed or brought 
into compliance unless the sign is granted an extension of time as set forth in Chapter 
12, Article 9, Division 8 (Sign Permit Procedures). Any sign located on property 
subsequently placed in this sign district and not in compliance with the provisions of 
this section shall be removed or brought into compliance within 7 years from the 

• 

• 

effective date of the ordinance establishing this sign district on the property unless the • 
sign is granted an extension of time as set forth in Chapter 12, Article 9, Division 8. 
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( 6) Severability 

If any section, subsection, sentence, clause, or phrase of this section is for any reason 
held to be invalid or unconstitutional by the decision of any court of competent 
jurisdiction, the decision shall not affect the validity of the remaining portions of this 
section. The City Council hereby declares that it would have passed this ordinance, and 
each section, subsections, sentence, clause and phrase hereof, irrespective of the fact 
that any one or more of the sections, subsections, sentences, clauses or phrases hereof 
be declared invalid or unconstitutional. 

§ 142.1291 Ocean Beach Sign Enhancement District 

(a) Purpose of the Ocean Beach Sign Enhancement District 

It is the purpose of the Ocean Beach Sign Enhancement District to maintain, preserve, and 
promote the distinctive commercial signage of the Ocean Beach area and to regulate 
identification of commercial enterprises within the Ocean Beach community's Newport 
A venue commercial core area. Signs in the commercial core area shall reflect the goals of 
the Ocean Beach Community Plan and Commercial Improvement Program. It is the intent 
of the Ocean Beach Sign Enhancement District to acknowledge and preserve design 
elements of the area's initial major period of development during the decades of the 1920's 
to 1940's. Neon tubing and other design elements that reference this era are encouraged, if 
feasible, as elements in new or renovated signs. In addition to those types of signs currently 
permitted by the Sign Regulations, Category C, as set forth in Chapter 14, Article 2, 
Division 12, certain additional types of signs are specifically permitted and other additional 
types of signs are specifically prohibited in the Ocean Beach Sign Enhancement District, as 
set forth in this section. 

(b) Boundaries 

The boundaries of the Ocean Beach Sign Enhancement District are designated as those 
boundaries set forth for the Pedestrian Commercial Overlay Zone in Ocean Beach on that 
certain Map No.C-747; and that certain Map No. C-772, Maps "A" and "B"; and on file in 
the office of City Clerk under Document No. 769627 and Document No. 272788, 
respectively. 

(c) Signs 

The following types of signs are permitted in addition to those types of signs permitted by 
Chapter 14, Article 2, Division 12, Sign Regulations Category C. Permitted signs shall be 
maintained or erected in confonnance with all applicable building regulations in Municipal 
Code Chapter 9, Article 1, and the regulations concerning total permitted sign area as 
determined by the applicable sections of the Sign Regulations. Those existing signs 
permitted by subsection (1) of this section are hereby exempted from the total permitted sign 
area regulations noted in subsections (2), (3) and (4) of this section and from the total 
permitted signage area regulations permitted by the Sign Regulations. 

(1) Existing projecting signs that extend above the roof line are permitted, if installed 
before the adoption to the City-Wide Sign Ordinance on March 6, 1973. Retention of 
one such sign per 50 feet of street frontage is permitted, subject to all applicable 
regulations set forth in Chapter 14, Article 2, Division 12. No other projecting signs 
(those provided by subsections (2), (3), and (4) following) are permitted with the 
retention of an existing projecting sign extending above the roof line. 

Ch. Art. Div. 
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(2) Projecting signs not extending above the roof line and located between 9 feet above 
sidewalk to 15 feet above sidewalk, limited to one such projecting sign per SO feet 
street frontage, and may not exceed a maximum of four square feet per sign face. 

(3) Individual letter signs, :free-standing on a ledge or canopy,located between 9 feet above 
sidewalk to 15 feet above sidewalk, and limited to eight square feet in area, and shall 
not exceed a maximum of 12 inches projected from the building wall. 

(4) Three-dimensional iconographical signs, such as barber poles, limited to one such 
iconographical sign per 50 feet frontage and shall not exceed a maximum of 18 inches 
projected from the building wall and a maximum of four square feet in cross-section. 
The term "iconographical," as used in this section, shall refer to incidental signs not 
containing text. 

(d) Design Requirements 

The use of backlighted or indirectly illuminated faces for those signs permitted by 
subsections (c)(2), (c)(3), and (c)(4) of this section and for all permanent freestanding signs, 
shall be prohibited, with the exception of those signs which incorporate one or both of the 
following elements in their design: exposed neon tubing; or backlighted opaque-facing. 

(e) · Abatement 

All signs are subject to the abatement procedures as set forth in Chapter 12, Article 2, 
Division 2, except that those signs specifically prohibited in this district and typically 

• 

allowed in the Sign· Regulations, which are not in compliance with this section shall not be • 
subject to abatement. 
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Article 3: Supplemental Development Regulations 

Division 1: Environmentally Sensitive Lands Regulations 

§ 143.0101 Purpose of Environmentally Sensitive Lands Regulations · 

Rev. I • 10/31/97 

The pw:pOse of these regulations is to protect, preserve and, where damaged restore, the 
environmentlllly sensitive lands of San Diego and the viability of the species supported by those 
lands. These regulations are intended to assure that development occurs in .a manner that protects 
the ovc:ral1 quality of the resources and the na1Ural and topographic character of the area. 
encourages a sensitive fprm of development. retains biodiversity and interconnected habitats, 
maximizes physical and visual public access to and along the shore~ and reduces hazards due 
to floodiltg in specific areas while minimizing the need for construction of flood control facilities. 
These regulations are intended to protect the public bealtb,.safety~ and welfare while employing 
regulations that are consistent with sound resource conservation principles and the rights of 
private property owners. 

It is further intended for the Development Regulations for Sensitive Biological Resources and 
accompanying Biology Guidelines to serve as scandards for the determination of impacts and 
mitigation under the California Environmental Quality Act. These standards will also serve to 
implement the Multiple Species Conservation Program by placing priority on the preservation of 
biological resources within the Multiple Habitat Planning Area, as identified in the City of San 
Diego Subarea Plan. The habitat based level of p1otection which will result through 
implementation of the Multiple habitat Planning Area is intended to meet the mitigation 
obligations of the Covered Species addressed, In certain circumstances. this level of protection 
may satisfy mitigation obligations for other species not covered under the Multiple Species 
Conservation Program but determined to be sensitive pursuant to the CEQA review process. 
This determination will be addressed in the environmental documentation. 

§ 143.0110 When Environmentally Sensitive Lands Regulations Apply 

This division applies to all proposed development when environmenta}/y sensitive lands are 
present on the premises. 

(a) Where any portion of the premises contains any of the following environmentally sensitive 
lands, this division shall apply to the entire premises, unless otherwise provided in this 
divisioa: 

(1) Sensitive biological resources; 

(2) Steep hillsides; 

(3) Coastl;ll beaches; 

(4) Sensitive coastal bluffs; and 

(5) 100-year floodplains. 
' . 

(b) Table 143..01A identifies the appropriate developmeut regulations. the required decision 
.·process, and the permitted uses applicable to various types of development proposals that 
propose to encroach into environmentally sensitive lands or that do not qualify for an 
exemption pursuant to Sectionl43.0110(c). 

Ch. Att Div . 
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1143.0110 .... · (1) -ANd~ Development Permit or Site ~opmellt Permit is~ ·for all 
types of developliiDll proposals.~ in accordance with the indicated decision . Cont'd 

Ch. An. Ow. 

~ 

(2) All types of development proposals are mbject to Section 143.0140. 

(3) Any ~prOposal that proposes to eDcroach into more than one type of 
environmentally sensitive lands is subject to all of the development regulations sections 
for eaCh type of environmentally sensitive lllllds present The applicable decisiOn · 
process is the higher process number indicatl!d. 

' . 

(4) Any developnumi propoSal on a site containing environmentally sensitive lands may be 
exempt iom this division if no ent:1'00durumt into the environmentolly sensitive lands 
is proposed aud tbedevelopm~complieswitb. Section 143.0110(cXI). 

(S) Limited exceptions to the applicable development replations for specific types of 
development are listed in Section 143.0111. 

Typaof ......,. Olber ...... ~ ....... t:oe.lal Floodplllns 
DeWIIoptnent laMdnan- lllologk:lll ~ .,.lind Coallll 

PropoAI CCMNd OllwrthMIMI...,. a..:• 
~) ~ IIMid11011CfM1111d .......... 

1. Single dwelling R 149.0141(&) 149.0141 149.0142 143.0143, 143.0144 143.0145 
units on except(&) 
individual lots 
equal to or less p NOP/ NOP/ NOP/ SOP/ NOP/ 
than 15,5, Process Two P10C8118 Two PtoeesaTwo Process Three Pft:leeu Two 
square feet u 143.0130(d) 143.0130(&), (b) 143.0130(c) .. -

2. Single dwfllling R 149.0141(8) 143.0141 143.0142 143.0143, 143.0144 143.0145 
units on lots or 
multiple lots p .SOP/ SOP/ SOP/ SOP/ SOP/ 
totaling men PIOCeSS nne Process Three PIOCeSS Three Process Three P10C818 Tine 
than 15.000 
squanefeet u 143.0130(d) - - 143.0130(&), (b) 143.0130(c) 

3. Multiple dwelling R 143.0141(8) 143.0141 143.0142 143.0143, 143.0144 149.0145 
unit and non-
residential p SOP! SOP/ SOP/ SOP/ · SOP 
oevetopment and Process Three Process Tine Process Three Process Three Process Three 
public works 
projects u 149.0130(d) - - 143.0130(a}, (b) 143.0130(c) 

4. Any subdivision R 143.0141(11) 143.0141 143.0142'"1 143.0143, 143.0144 143.0145 
ot a pnHTiiseS 

p SOP! SOP/ SOP/ SOP/ SOP/ 
Process Four Process Four Process Four Process Four Process Four 

u 143.0130(d) - - 143.01.30 143.0130 
(a), (b) (C) 

5. Project-spaciic R 149.0141(8), 143.0141,143.0115 143.0142. 143.0143, 149.0144, 143.0145, 
land use p/IIJ'Is 143.0115 143.0115 143.0115 143.0115 

p SOPIPIOC88S SOP/ SOPIProcesa SOP/ SOP/Process 
Four/Five Process Four/Five FouriRYe Process FouriFtve Four/Five 

u 143.0130(d) - - 143.0130(a). (b) 143.0130(c) 
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Tpof 
~ 

P.ropoul 

6. Any R 
1hat proposes 
de¥ialions from 
any portion of the p 
Environmentally 
Sensitive Lantis u Regulations 

7.~ R 
other 1han single 
t:Jwelling unils on 
individual lots, 

p 1hat proposes 
altemative 
compliance for 
c/elleloprnent u areainstHp 
hillsitltls. 

p 

,.,..... Olher Sendhle f-p 
liiiiJid nan- llloloflbll ...... 

cover8d other than WdltiXIs .:::...,., land llstlld 11011CCM1f8d 
apeclea habltlt 

143.0141(8). 143.0141. 143.0150 143.01S,, 
143.0150 143.0150 

SOP/ SOP/ SOP/ 
Process Four Process Four Process F01W 

143.0130(d) - -
- - 143.0142 

excapt(a), 
143~o.t51 

- - SOP/ 
Process Tht8e 

- - -

Type of PermitiDecision pmcass raquinld. 
Neighborhood Development Pennil (NDP) 
Site Development Pennit (SOP) 

Sensitive Coalal Floodplains 
lllulhland Coeslal 

Bellchell 

143.0143. 143.0144, 143.0145, 
143.0150 143.0150 

SOP/ SOP/ 
Process Four Process Four 

143.0130(a). (b) 143.0130(c} 

- -

- --
- -

U Regulations 1hat idanlify penni1lad uses when 1hey are diffenmt than the applicable zone due 
to the envitonirHitrtJIJiy sensiiWe lands present. 

Footnotes to Table 143-0lA 

( 
1
) This includes listed species and their habitat not covered by the Take Authorizations issued 

to the City by the State and Federal governments under the Multiple Species Conservation 
Pro~ 

(
2

) This includes the development of one or more lots as long as the total area of~e lots does not 
exceed 15,000 feet and the lots were not joined in ownership to any contiguous lot or parcel 
on or before the adoption date of this division so that the total area of contiguous ownership 
exceeded 15,000 square feet. 

(J) Subdivision of a premises less than 15,000 square feet (for single dwelling unit development) 
is not subject to Section 143.0142(a). 

( 
4

) Development other than a single dwelling unit on an individual lot may use alternative 
compliance for development area in steep hillsides that does not comply with Section 
143.0142(a). 

(c) A Neighborhood Development Petmit or Site Development Permit is not required for the 
following development activity: 

(1) Development_ on a P':emises containing environmentally sensitive lands when the 

Ch. Att DN. 
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· . . develOJRIJei!J will not ellcroacll ~the ~/y SellSmVe /tmds during or after 
c:onstructiaa. if the property owner sigos an ~wledgment that further development 
on the property is not peamitted unless the development is :reviewed and approved 

. pursuant to this cti~on and if~ development proposal provides for the following: 

(A) A ·1 00-foot ~from sensitive bkiloglclll r&fDun:es; • · · 

(B) A 40-foot setbtlcJc from the top·of slope of steep hillsides; 

(C) A 100-foot setback from COliStlll beaches; 

(D) A 1 00-foot setback from bluff edge of sensitive coasllll bluff, and 

(E). A 100-foot setback from floodplaius. II . . 
(2) Development that is limited to interior modificaliODS or repairs; ar any exterior repairs. 

alterations or maintenance that cb;s not incnue the fooqxint of an existing building or 
o.ccessD7'Y Sli'IICtU1'e and will not encroach into the 111Wironmentally sensitive lands 
during or after constructiOD. For a premiss.r oontaining a sensitive coastal bluff, any 
addition above the firstjloor sball observe a nrinimum 40-foot setbtzck from the coastal 
bluJredg~ · 

(3) Minor improvements to existing structures on steep hillsides. subject to all of the 
following applicable requirements: · 

(A) Clearing and grubbing sball not exceed 100 square feet per acre.· 

(B) Excawltion for foundations or pilings sball total less than 10 cubic yards. 

(C) The proposed improvements do not encroach into sensitive biological resources. 

(D) One story structures supported by pilings or pillars may be located on steep 
hillsides provided that the total of all encroachments into the steep hillsides area 
does not exceedS percent oftbe total floor area oftbe building or structure. 

(E) Residential decks up to SOO square feet may be located on Steep hillsides provided 
that the deck is attached to the building or structure and does not exceed 12 feet in 
elevation above the existing grade at any point. 

( 4 l Development activity that is limited to permissible grading for the pieparation of a site 
for cultivation of crops and where grading for agriculture purposes has occurred in 
compliance with all legal requirements within the previous 3 years. 

( 5) City public works projects for which plans. specifications, or funding have been 
approved by the City Council or the City Manager before July 1, 1991. 

( 6) Restoration projects where the sole purpose is enhancement or restoration of native 
habitats. 

(7) Zone Two brush management activity if the blush management complies with the 
landscape regulations in Chapter ·14. Article 2, Division 4 (Landscape RegulationS) and 
the Biology Guidelines. 

§ 143.0111 Limited Exceptions from Environmentally Sensitive Lands Regulations 
Cn. Art. Div . 
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§ 143.0110 The following development activities require a Neighborhood Development Permit or Site 
Cont'd Development Permit in accordance with Table 143·01~ but the applicable development 

regulations are modified as indicated: 

(a) Outside the MHP A, mining and extractive industries may exceed the maximum allowable 
steep hillside development area descnDed in Section 143.0142(a). Both. inside and outside 
the MHP A; a Conditional Use Permit is required in accordance with Section 141.100 l and 
restoration of the on-site landfcxm to a natural-appearing condition is required. 

(b) Brosh managemeot activity is exempt from all steep hillside development regulations in 
Section 143.0142 if the brush management is the minimum necessaeyto comply with City 
fire codes and no grading occurs in the brush management area. 

\ 

(c) Erosion control measures are exempt from the steep· hi/bide development area regulations in 
Section 143.0142(a) if they are determined to be the ~y feasible means of erosion control 
necessaey to protect the existing principal struaures or public improvements. 

(d) City linear utility projects are exempt from the development area regulations of the OR-1-2 
zone in Section 131.02SO(b) and the development area regulations for steep hillsides in 
Section 143.0142(a) and for sensitive biological resources in Section 143.014l(d). 

(e) Development in the OF zoneorwithinany 100-yearjloodpklin (formerly the FW, FC, and 
FPF zones) in the Mission Valley Community Plan area, is subject only to the Federal 
Emergency Managemc:nt Agency Special Regulations in Section 143.0145(c). · 

(f) Development in the Calle Cristobal Assessment District area and outside the Coastal Overlay 
Zone is subject only to the steep hillside development regulations in Section 143.0142(b) 
through (h). · 

(g) Development in the Miramar Ranch North Community Plan area and the 70 acre high school 
project in Scripps Ranch is subject only to the steep hillside development regUlations in 
Section 143.0142(b) through (h). 

(h) Development of the 178 acres of land known as Sorrento Hills that was the subject of the 
land exchange approved by the voters as Proposition D on November 4, 1986, is subject only 
to the steep hillside development regulations in Section 143.0142(b) through (g). 

§ 143.0112 Requirement to Submit Required Documentation and Obtain Permit Prior to 
Development on Environmentally Sensitive Lands 

§ 143.0113 

It is unlawful to begin development on a premises that contains environmenrally sensitive lands 
without submitting required documentation and obraining a Neighborhood Development Permit, 
a Site Development Permit, or an exemption as required pursuant to this division. If unlawful 
development occurs on propeny containing environmentally sensitive lands and an enforcement 
action has been commenced by the City pursuant to Section 143.0160, no Neighborhood 
Development Permit or Site Development Permit application may be processed until the 
enforcement action has been concluded.. 

Determinatio.n of Location of Environnadally Sensitive Lands, Applicability of 
. Division and Decision Process 

(a) In connection with any permit application for development on a parcel, the appliCant shall 
provide the infcxmation used to determine the existence and location of environmentally 

· sensitive lands in accordance with Section 112.0102(b). 
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§ 143.0113 (b) . Based on a project-specific analysis and the best scientific iDformation available. the City • 
· Confd Manager sball detarmine the existence 8l1d precise location of environmentally sensitive . 

lands on the premises. . . ... . . 

§ 143.0115 · Procedures and RegulationS for Project-Specific Land Use Plans 
. . ~ ; . . . - . ; ·: "... ' . . 

Ch. All. Div. 

(a) Project-specific ·ltmd use plans, including specific p1aDs, precise plaDs, privately initiated 
ltmd u.re pkm ameadmeats, aad future Ulbanizing area subarea plans, proposed for sites 
where enviro1UIU!trllllly sensitive ltmds are present, are subject to the regulations in this 
section to easure adequate aualysis of the consaaiDts and opportunities of the planning area 
relative to~ sensitive ltuu:/s. 1be analysis of B1111i7onmentally sensitive lands 
for project-specific ltmd use plans will be CODducted in accordance with either Section 
143.011S(b) or (c) based on whether or not a Site Developmem Pe:nnit is processed 
concum:otly with the project-specific ltmd u.re pkm. • .. 

(b) Where a-Site Dt:velopmc:ut Pe:nnit is requesced CODCUiftDtly with the processing of a project
specific lmrd use pkm, the proposed development is mb_1ect to the following regulations. 

(1) The boundaries of the Site Dt:velopmea.t Permit will be the boundaries of the project
specific lmrd use plan, including all individual interior lots within the plan area. 

(2) A decision on a Site Development Permit processed concurrendy with a project-specific 
ltmd use pkm will be made in accordance with Process Five. 

(3) The environmentlllly sensitive Iantis regulatiOD$ applicable to the Site Development 
Permit will be determined in accordance with Table 143-0IA. Sufficient information 
must be mbmitted for the entire plan area in order to evaluate potential impacts to • 
environmentally sensitive lant.IS. Any deviations proposed. other than as permitted in · 
Section 143.011S(b)(4), are subject to Section 143.0150. 

(4) For individual lou outside the MHPA.. the development area regulations for steep 
hillsides in· Section 143.0 142(a) may be varied provided the regulations are complied 
with comprehensively for the entire plan area. 

(S) The applicant shall prepare a development suitability analysis to evaluate the proposed 
development of the entire plan area and its relationship to the environmentlllly sensitive 
lands regulations as well as. otber factors such as historical resources, visual resources, 
public facilities.needs. public safety issues. and adjacent land uses. 1be consaaims and 
opportunities identified shall be used to determine the portions of the plan area that are 
most suitable for development and those that should be preserved as open space. 
Overall development within the plan area. including public facilities and circulation 
elements. shall be located to minimize impacts to environmentlllly sensitive lands, in 
accordance with this division and the associated guidelines in the Land Development 
Manual 

(6) The project-specific land use plan shall include a summary of the allowable 
development area and any required mitigation for each parcel. If the project-specific 
land use plan contains MHPA lands, mitigation for impacts to sensitive biological 
resources should be directed toward acquisition of MHPA lands within the city 
boundaries and preferably within the same plan area. 

(7) Subsequent divelopment proposals within the Site Development Permit area will be • 
reviewed in accordance with the substllnlilll conformance procedures. If the 
development.is de:ennined to be in conformance witb the Site Development Permit and 
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any required mitigation is provided, an amendment to the Site Development Permit will 
not be required. If the proposed development is not in conformance with the approved 
project-specific land use plan, an amendment to the Site Development Permit will be 
required for the development in addition to an amendment to the approved project-
specific land use plan. · 

(c) Where a Site Development Permit is not requested concurrently with the processing of a 
project..specific ltmtJ use pltm, the proposed plan and subsequent Site Development Permits 
are subject to the following regulations. 

(1) The applicant sball prepare a development suitability analysis that evaluates the 
proposed development of the c:ntire plan area and its relationship to the environmentally 
sensitive lands regulations as well as other factors such as historical resources, visual 
resources, public facilities needs, public safety~ and adjacent land uses. The 
consttaints and opponunities identified sball be used to determine the ponions of the 
plan area that are most suitable for development and those that should be preserved as 
open space. Overall development within the plan area, including public facilities and 
circulation elements.. sball be located to minimize impacts to environmentally sensitive 
lands, in accordanee with this division and the associated guidelines in the Land 
Development Manual. 

(2} The project-specific land use plan shall indicate how· subsequent developments within 
the plan area will comply with the environmentally sensitive lands regulations and· the 
associated guidelines in the Land Development Manual. Where any deviation from this 
division is proposed for the plan area or on an premises. a description of the deviation 
sball be provided along with a statemeot of how the deviation benefits the overall 
design of the entire plan area. Deviations may be approved only under the following 
conditions: 

(A) When there are no feasible measures that can further minimize the potential 
adverse effects on environmentally sensitive lands and whc:n the deviation is the 
minimum necessary to afford relief and accommodate the development; and 

(B) When there are special circumstances or conditions applying to the plan area that 
are peculiar to the land and not of the applicant5 making, whereby strict 

· application of the provisions of the environmentally sensitive lands regulations 
· would deprive a property owner of reasonable use ofhis or her land and would 

result in a less desirable project-specific land use plan. 

(3) The development area regulations for steep hillsides in Section 143.0142(a} may be 
varied for individual lots outside the MHPA provided the intent of these regulations is 
complied with comprehensively for the entire plan area. 

(4) ·The project-specific land use plan. shall acknowledge that any privately owned property 
that is designated entirely as open space could be proposed for development in 
accordance with the base zone. This possibility shall be taken into consideration whc:n 
analyzing the total potential developmc:nt area within the plan area. 

(5) The project-specific land use plan shall include an implementation strategy for 
acquisition of those parcels designated as open space. If the project-specific land use 
plan contains MHPA lands, mitigati~ for impacts to sensitive biological resources 
should be directed toward acquisition of MHP A lands within the City boundaries and 
preferably within the same plan area. 
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{6) After approval of the project-specific kuuJ use plan, a Site Development Pennit sbau be • 
·- required for all proposed iDdividual developments within the plan area and shall be 

··reviewed in accordmce with Process Four. Additional information pertaiujng to 
enviror111Ul11111lly sensitive lands may be required in. order to conduct a detailed amalysi s 
of the specific development proposal. Approval of the iDdiVidual Site Development 
Permits will require conformance with the approved project-specific land use pian and . 

· any re"quired mitigation sball be provided. Deviation findings will not be required if· the 
proposed tlewJopment is consisreot with the apprvved project-specific land use plan. If 
a proposed development is not in couformance with the approved project-specific land 
use plan, approval of a Site DevelopmCmt Permit requires compliance with all of the 
enviro1l1MIJIIJlly sensitiVe lands regulations. 

(7) Cor:afonmmce v.rith the enviro111M1111Uly sensitiVe lands regulations and associated 
guidelines in the Land Developmeat Manual is~ for all environmentally 
sensttive lands irnpa«:m Dot addressed by the approved project-specific land use plan. 

§ 143.0126 Emergency Authorization to Impact Environmentally Sensitive Lands 

Whenever development activity within enviromnentally sensitive lands is deemed necessary by 
order of the City Manager to protect the public health or safety, the City Manager may authorize, 
without a public hearing, the minimum amount of impact uecessaty to protect the public health 
or safety, subject to the following: 

(a) If the emergency work involves only tempormy impacts to environmentally sensitive laiu:ls, a 
Neighborhood Development Permit or Site Development Permit is not required provided the 
environmentally sensitive lands are restored to their natural Slate, in accordance with a 
~oration plan approved by the City Manager. The restoration plan shall be submitted to • 
the City Manager within 60 days of completion of the emergency worlc. · 

(b) If the emergency work results in permanent impacts to environmentally Sf!1'sitive lands, a 
subsequent Neighborhood Development Permit or Site Development Permit is required in 
accordance with all regulations of this division. The application for the Neighborhood 
Development Permit or Site Development Permit shall be submi1:ted within 60 days of 
completion of the emergency worlc. 

§ 143.0130 Uses Allowed Within Environmentally Sensitive Lands 

Allowed uses within environmentally sensitive lands are those allowed in the applicable zone~ 
except where limited by this section. 

(a) Sensitive Coastal Bluff Areas. Permitted uses and activities in sensitive coastal bluff areas, as 
indicated on Map Drawing No. C-713, are limited to the following: 

(I) Single Dwelling Units together with accessory st1'UCtll1'es and landscape features 
incidental to residential uses; 

(2) Bicycle storage facilities; 

(3) Public comfort stations; 

( 4) Public pergolas and gazebos; 

(5) Public parking lots; • 
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(6) Public seating benches; 

(7) Fences and walls, provided they do not interfere with existing or designated public 
access ways; 

(8) Safety and public infonnation signs; 

(9) Public stairways, ramps, and other physical beach access facilities, as identified within 
an applicable land use plan; 

(10) Essential public walkways leading to pennitted beach access facilities; 

( 11 ) Essential public drainage facilities; and 

(12) Bluff repair and erosion control measures. 

(b) Coastal Beach Areas. Permitted uses and activities in coastal beach areas, as identified on 
Map Drawing No. C-713, are limited to the following: 

(1) Lifeguard towers and stations and associated life and security facilities; 

(2) Public comfort stations; 

(3) Public piers; 

(4) Safety and public infonnation signs; 

(5) Shoreline protective works to prevent bluff and beach erosion or where necessary to 
protect coastal dependent uses, public beach roadways, or existing principal structures 
in danger from wave and wind action and when designed to eliminate or mitigate 
adverse impacts on local shoreline sand supply; 

(6) Stairways, ramps, and other physical access structures, as proposed within an applicable 
land use plan; and 

(7) Public recreational equipment. 

(c) Floodways. Uses permitted within thejloodway portion of a 100-year floodplain are those 
allowed by the OF zone, as indicated in Table 131-02B. 

General Development Regulations for all Environmentally Sensitive Lands 

Development that proposes encroachment into environmentally sensitive lands or that does not 
qualify for an exemption pursuant to Section l43.0110(c) is subject to the following regulations. 
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(a) Environmentally sensitive lands that are outside of the allowable development area on a 
premises shall be left in a natural state and used only for those passive activities allowed as a 
condition of permit approval. The landowner may elect to offer to dedicate in fee the 
undeveloped remainder portion of the premises to the City to relieve the land owner of 
management and liability obligations associated with that portion of the premises. 
Otherwise, the passive activities allowed on the undeveloped remainder of the premises and 
any other conditions of the permit shall be incorporated into a covenant of easement that sQall 
be recorded against title to the property, in accordance with procedures set forth in Section 
143.0151. 

(b) The allowable development area for all proposed subdivisions is based on the existing lot or 
premises to be subdivided. If no development is proposed on any newly created lot, the 
future development area of the lot shall be indicated on the required grading plan and 
included in the maximum allowable development area calculation for the subdivision. 

(c) No building lot shall be created that provides such a small development area that future 
· reasonable development of the lot will require additional encroachment into environmentally 
sensitive lands beyond the maximum allowable development area of the original, 
unsubdivided premises. If additional development area is proposed for a lot that would 
exceed the maximum allowable development area of the original, unsubdivided premises, a 
deviation in accordance with Section 143.0150 is required, regardless of the lot size and the 
existing development area of the individual lot. 

• 

(d) No temporary disturbance or storage of material or equipment is permitted in 
environmentally sensitive lands, unless the disturbance or storage occurs within an area 
approved for development by a Site Development Permit or unless it can be demonstrated 
that the disturbance or storage will not alter the landform or cause permanent habitat loss and • 
the land will be revegetated and restored in accordance with the Biology Guidelines in the 
Land Development Manual. 

§ 143.0141 Development Regulations for Sensitive Biological Resources 

Development that proposes encroachment into sensitive biological resources or that does not 
qualify for an exemption pursuant to Section 143.0110(c) is subject to the following regulations 
and the Biology Guidelines in the Land Development Manual. 

(a) State and federal law precludes adverse impacts to wetlands or listed non--covered species 
habitat. The applicant shall confer with the U.S. Army Corps of Engineers, U.S. Fish & 
Wildlife Service and/or California Department ofFish and Ga,m.e before any public hearing 
for the development proposal. Grading or construction permits shall not be issued for any 
project that adversely impacts Wetlands or Listed non-covered species habitat until all 
necessary federal and state permits have been obtained. 

(b) Outside and inside the MHP A, impacts to wetlands, including vernal pools in naturally 
occurring complexes, shall be avoided. A wetland buffer shall be maintained around all 
wetlands when necessary and as appropriate to protect the functions and values of the 
wetland. Mitigation for impacts associated with a deviation shall achieve the goal of no-net
loss and retain in-kind functions and values. 

(c) Inside the MHPA, development shall avoid impacts to·narrow endemic species. Outside the 
MHPA, measures for protection·ofnarrow endemic species shall be required such as 
management enhancement, restoration and/or transplantation. A list of narrow endemic 
species is included in the Biology Guidelines in the Land Development Manual. • 



• 

• 

• 

~ Chapter 14: G~ral Regulations Rev. I· 10131197 

§ 143.0141 
Cont'd 

(d) Inside the MHPA, development is permitted only if necessary to achieve the allowable 
development area in accordance with the regulations. set forth in the OR-1-2 zone. pursuant to 
Section 131.02SO(b). unless exempted from the development area regulations pursuant to 
Section 143.011.1. 

(e) Inside and adjacent to the MHP A, all development proposals sball be consistent with the City 
of San Diego MSCP Subaretz Plan. 

(f) Inside the MHP A, any change of an agricultural use to a non-agricultural use is subject to the 
development area regulations of Section 143.014l(d). Existing agricultural operations that 
exceed the allowable development area may remain as agricultural use only and do not count 
as pan of the allowable development area. 

(g) Outside the MHPA, development of lands that are desiguated as open space in the applicable 
ltmd use plan and zoned OR-1-1 is permitted only if necessary to achieve the allowable 
development area, in accordance with Section 131.0250(a). 

(h) Outside the MHPA, encroachment into sensitive biological resources is not limited, except as 
set forth in Section 143.0141(b) and (g). 

(i) All development occmring in sensitive biological resources bOth inside and outside the 
MHP A is subject to a site-specific impact analysis conducted by the City Manager. in 
accordance with the Biology Guidelines in the Land Development Manual. The impact · 
analysis shall evaluate impacts to sensitive biological resources and CEQA sensitive species. 
The analysis shall determine the corresponding mitigation, where app!optiate. and the 
requirelnents for protection and management.· Mitigation may include any of the following. 
as appropriate to the nature and extent of the impact. 

(I) Acquisition or dedication of another site that can serve to mitigate the project impacts, 
with limited right of entry for habitat management. as necessary, if the site is not. 
dedicated. This site must have long-tenn viability and the biological values must be 
equal to or greater than the impacted ~te. 

(2) Preservation or dedicl:ztion of on-site sensitive biological resources, creation of new 
habitat, or enhancement of existing degraded habitat. with limited right of entry for 
habitat management, as necessary, if the site is not dedicated. The site must have long
tenn viability and the biological values must be equal to or greater than the impacted 
site. 

(3) .In circumstances where the area of impact is small, monetary payment of compensation 
into a fund in lieu of other forms of mitigation. The City sball use the fund to acquire, 
maintain and administer habitat areas pursuant to City Council Resolution No. R-
275129. adopted February 12, 1990. Where appropriate, the City Manager is 
authorized to .enter into agreements with public agencies or private non-profit 
conservancies or foundations to administer the funds and acquire or maintain habitat 
preservation areas. 

(j) Grading during wildlife breeding seasons shall be c:on.sistent with the requirements of the 
City of San Diego MSCP Subarea Pilln. 

(k) Sensitive biological resources that are outside of the allowable develop!DeDt area on a 
premises, or are acquired as off-site mitigation as a condition of permit issuance, are to be left 
in a natural state and used only for those passive activities allowed as a condition of pennit 
approval. If the land is not dedic:as:ed in fee~ the City, identification of permissible passive 

Ch. An. Dill. 
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activities and any other conditions of-1be permit shall be incoJporated into a covenant of • 
easement that sball be recorded against title to 1be paopeny, in accordance with procedures 

. set forth in Sectioa. 143.0152. The U.S. Fish au.d Wildlife Service and the California 
DepaiiDlf:Dt ofFish and Game are to be named as third party beneficiaries to any covenant of 
easement recorded pursuant to this section. . 

§ 143.0142 Development Regulations for Steep Hillsides 

Development that proposes II1ICI'OQCJrmen into 81eep hillsides or that does not qualify for an 
exemption pursuant to Section 143.011 O(c) is subject to the following regulations and dle Steep 
Hillside Guidelines in the Land Development Manual. · 

(a) AUowablei>evelopmentArea · 
... 

(1) Inside of the MHPA., the allowable development area is determined in accordance with 
the replations set forth in the OR-1-2 zone, pursuant to Section 13l.0250(b). · 

(2) Outside of the MHPA., the allowable developmmt area includes all portions of the 
premises without steep hillsides. Steep hi11sides sball be preserved in their natural 
state, except that development is permitted in 81eep hillsides if necessary to achieve a 

··maximum development area of2S percent of the premises. 

(3) Outside of the MHPA., up to an additional· IS percent development area is permitted 
. only as follows and a5 long as the total development area does not exceed 40 percent of 
the premises, pursuant to the Steep Hillside Guidelines in the Land Development 
Manual: 

(A) For projects where the following ~or public facilities are required: publicly 
owned parks and recreation facilities, fire and police stations, publicly owned 
hlxaries, public schools. major streets and primary arterials, and public utility 
systemS; 

(B) For projects where the existjng development area is not contiguous, and access to 
the entirety of the development area is not otherwise available; and 

(C) Fot projects where the existing development area does not have direct access to a 
public right-of-wa.v. 

(b) All development occurring in steep hillsides shall comply with the design standards identified 
in the Steep Hillside Guidelines in the Land Development Manual for the type of 
development proposed. 

(c) Newly created slopes shall not exceed the slope gradient permitted in Section 142.0133. 

(d) Disturbed portions of the site in 25 percent (4 horirAmtal feet to 1 vertical foot)or greater 
slopes shall be revegetated or restored in accordance with Chapter 14, Article 2, DiVision 4 
(Landscape Regulations). 

(e) Before approval of any Neighborhood Development Permit or Site Development Permit, the 
applicant shall execute and record in favor of the City a hold harmless and/or 
indemnification agreement for the approved development, as necessmy and appropriate. 

• 

(f) Any increase in nmoff resulting from the development of the site shall be directed away from • 
any steep hillside areas and eidler into an existing or newly improved public stonn drain 

Ch. An. Div. 
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system or onto a street developed with a gutter system or public right-of-way designated to 
carry surface drainage nm-off. 

(g) Erosion Control Measures 

(1) Erosion control measures are not subject to the 25 percent development area regulations 
in Section 143.0142(a), but are subject to the landscape regulations in Chapter 14, 
Article 2, Division 4 and the Steep Hillside Guidelines in the Land Development 
Manual. 

(2) Air-placed concrete, including gunite or shotciete, retaining walls, buttress fills, and 
other similar erosion control measures may be allowed only if determined to be the only 
feasible means of erosion control to protect the existing principal structures or public 
improvements. • •• 

.(A) These measures shall be designed and implemented in accordance with generally 
accepted engineeriDg srandards and specifications and shall.also incorporate 
existing adjacent landfotm cbaracteristics including color coating. texturing, 
landscape, and topographical fean.ues. 

(B) Where erosion control measures are proposed to encroach upon or affect any 
portion of property owned by tbe City of San Diego, the permittee sball provide 
written permission from the City Manager before approval. of the Site 
Development Permit Documentation of this approval shall be recorded with the 
conditions of permit approval. 

§ 143.0143 Development Regulations for Sensitive Coastal Bluffs. 

Development that proposes to encroach into sensitive COtJStlll blufft, as identified on Map 
Drawing No. C-713, filed in the office of the City Clerk under Documeot No. 00-17062 or that 
does not qualify for an exemption pursuant to Section 143.011 0( c) is subject to the following 
regulations and the Coastal Bluffs and Beaches Guidelines in the Land Development Manual. 

(a) No development is permitted on the face of a sensitive COtJSIDi bluff, except as permitted in 
Section 143.0143(g) and (h). and the coasiDi bluffface shall be preserved as a condition of 
permit approval. . 

(b) On the portion of a premises where development is permitted, the proposed grading shall 
minimize the alteration of natural landforms and graded areas shall topographically resemble 
natural landforms of the surrounding area. 

(c) Only native or other drought-tolerant plant species shall be used in landscaped areas in order 
to minimize inigation requirements and to reduce potential slide hazards due to overwatering 
of the coastal bluffs. 

(d) All drainage from the improvements on the premises shall be directed away from any coastal 
bluff and either into an existing or newly improved public storm drain system or onto a street 
developed with a gutter system or public right-of-way designated to carry surface drainage 
nm-off. All drainage from any unimproved areas shall be appropriately collected and 
discharged in order to reduce, control, or mitigate erosion of the COtJSIDi bluff. 

(e) Before approval of any Site Development Permit, the applicmtt shall·execute and record in 
favor of the City a hold harmless and/or iudemnification agreement for the approved 
developme11.4 as necessary and appropriate. 

Ch. Att. Div . 
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Cont'd structures sball be set back at least 40 feet from the coastal bluff edge, except as follows: 

(1) The City Manager may permit lt1"'lc1lmm8 to be located between 25 and 40 feet ftom the 
· blufi' edge where the evidence cootained in a geology repon indicates that the site is 
· stable enough to support the development at the proposed disrance ~ the coasral 
. · bluj{edge and tbe project can be designed so tbat it will not be subject to or contribute 

to significant geologic iDstability 1brouPout the anticipated life span of the principal 
structures. 

(2) .Acceasory structures and landscape features cusramary and incidental to residentjal uses 
sball observe a minimum 5-foot distance from the coastal bluff edge provided, 
b.owtM::r, that these sball be located at gmde. At:ceuory structures and features may be 
laDdscapiDg, walkways, unenclosed patios., open ~.rtniCIUreS. decks that are less 
than 3 feet above grade, lighting standards.,fences and walls, seating benches, signs; or 
similar 8tl'lll:tUrB8 and feauns, exclncting garaps, carports, buildings, pools, spas, and 
1lJIPf!S floor decks with load-beariDg support 8t1'llCIU1'tiS. 

(3) Fences within the requirecl dislance from the coastal bluff edge shall be open fences. 
Fences located at the side propeny lines may extmd to the coasral bluff edge, provided 

· · that within S feet of the COtiSttll bluffed~ the fence is no more than S feet high and is 
an open fimce. Other open fences may be pe1m:iUecl at the cOiJsral bluff edge only if 
necessary to provide for safety and to protect resource areas. 

( 4) Essential public drainage facilities 8Dd public walkways leading to permitted beach 
access facilities may be insralled without a setbtldc from the cDDSllll bluff edge provided 
they are designed to minimize impacts to the coa.sral bluff face 8Dd coastal beach areas. • 

(g) Coastal bluff repair and erosion control measures may occur on the bluff face only if they 

Ch. An. Oiv. 
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comply with the following: 

(1) Coastal bluff repair and erosion control measures may be allowed on the coastal bluff 
face only if determined to be the only feasible means of erosion control to protect the 
existing principal structures or public improvements. 

(2) Coastal bluff repair and erosion conttol measures sball not cause significant alteration 
of the natural character of the bluff face. 

(3) The applicant shall submit a geotechnical report that documents the need for an erosion 
control measure to the City Manager. The geotechnical report shall identify the type 
and design of the erosion control measure necessary for protection of the existing 
principal structures, based upon site-specific conditions. The report must be accepted 
as adequate by the City Manager before any erosion control measures can be approved. 

(4) Air-placed concrete, including gunite or shotcrete, retaining walls,fills or other similar 
erosion control measures shall be designed and implemented in accordance with 
generally accepted engineering standards and specifications and shall also incorporate 
existing and adjacent landform cbaracteristics including color coating, texturing, 
landscape, and topographical features. 

( 5) Where erosion control measure aie proposed to encroach upon or affect any ponion of 
property owned by the City of San Diego, the applicant sball provide written • 
permission from the City Manager before approval of any permit. Documentation of 
this approval shall be recorded with the conditions of permit approval. 
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(h) Essential public draiDage facilities and public stail ways, ramps, and other physical beach 
access facilities may be permitted on a coastal bluff face only if identified in an approved 
land use plan. These facilities shall be designed to minimize impacts to the bluff face and 
beach area. 

(i) All development occuning on sensiti:ve coastal bluffs shall be in conformance with the 
Coastil Bluffs and Beaches Guidelines in the Land Development Manual. 

(j) A visual corridor of not less than 10 feet in width, and nmning the full depth oftbe premises, 
shall be preserved as a condition ofNeigbborbood Development Permit or Site Development 
Permit approval whenever both of the following conditioas exist: 

(1) The proposed development is located on a premises that lies between the shoreline and 
the nearest through vehicular public access route p.ualleling the shoreline; and 

(2) The n=quiremen.t for a visual corridor is feasible and will serve to preserve or enhance 
public vim that are identified in the applicable land use plan. 

Where remodeling is proposed and existing development is to be retained that precludes 
establishmcmt of a 1 0-foot-wide corridor, preservation of any existing visual corridor on the · 
site will be accepted. 

(k) A vertical public access easement of not less than 10 feet in width, and nmning the full depth 
of the premises, shall be offered for dedication whenever all of the following conditioas 
exist: · 

(1) The proposed development is located on premises that lies between the shoreline and 
the nearest thrOugh vehicular public access route paralleling the shoreline. 

(2) The need for the accessway has been identified in the applicable land use plan or no 
other easement exists within a lateral dislance of 500 feet of the subject premises; and 

(3) Impacts caused by the proposed development justify the requirement for a vertical 
accessway. 

§ 143.0144 Development Regulations for Coastal Beaches 

The following development regulatioas apply to development proposed OJi a premises containing 
a coastal beach, as identified on Map Drawing No. C-713, filed in the office of the City Clerk 
under Document No. 00-17062 or on a premises that does not qualify for an exemption pursuant 
to Section 143.0110(c). 

(a) No development is permitted on the portion of the site containing the coastal beach, except 
as permitted in Section 143.0130(b). 

(b) All development occurring on a site containing coastal beaches must confonn with the 
Coastal Beaches and Bluffs Guidelines in the Land Development Manual • 

. (c) A visual conidor of not less than fO feet in width, and running the full depth of the premises, 
shall be preserved as a condition of Neighborhood Development Pennit or Site Development 
Permit approval whenever the requirement for a visual corridor is feasible and will serve to · 
preserve or ~public views that are identified in the applicable land use plan. 

Ch. 
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• Where remodeling is proposed and existing deVelornnent is to bre retained th8t precludes 
· ·· · establisbmeat of a 1 0-foot-wide conidor, preservation of any existing visual coriidor on • 
· • ·the site wiJl be accepted. · · .c·. · 

(d) A vertical public access easement of not less tban 10 feet in width, and naming the full depth 
· of the premises, shall be offered for dedication whenever both of the following conditions 

exist: . . - . . 

(1) The need for.the. accessway has been identified in the applicable ltmd use pltm, or DO 

other easement exists within a lateral disl:ance of SOO ·feet of the subject premieses; and 

(2} Impacts caused by the proposed development justify the requirement for a vertical 
accessway. ·; . 

.... 
(e) An easement for public access and passive recrea:tional uses located along the shoreline 

paralleling the water's edge shall be offered for dedicatitm as a public easement. The 
easement sball have a mintcm.un width of.ZS feet measllled from the mean high tide line to 
the toe of an existing coastal bluff, the first line ofte.rrar:rial vegetation where there is DO 

coastal bluff, or an existing or proposed seawall or other proteCtive devise whenever both of 
the following conditions exist: 

(1) The JXOposed development is located on property 1bat eontains a sandY or cobble beach 
or passable headland; and 

(2) The impacts caused by the proposed development justify the requirement for the 
easement. 

§ 143.0145 . Development Regulations for Floodplains 

The degree of flood protection required by this section is Considered reasonable for regulatory 
purposes and is based on scientific and engineering considerations. Larger floods can and will 
occur on rare occasions. It is possible that increased flood heights may result from man-made or 
natural causes. This section does not imply that land outside the areas of special flood hazards or 
uses permitted within such areas will be free fromflooding or flood damages. This section shall 
not create liability on the part of the City, any officer or employee thereof. or the Federal 
Emergency Management Agency. (FEMA). for any flood damages.that result from reliance on this 
chapter or any administrative decision lawfully made thereunder. 

The following development regulations apply to all development proposing to encroach into 1 ()().. 
_vearfloodplains. including both the jloodway and floodplain fringe areas or that does not qualify 
for an exemption pursuant to Section 143.0110(c): 

(a) Floodwa_vs 

(I) Within the floodway portion of a premises containing a 1 00-year floodplain, 
development regulations are as set fonh for the OF zone, pursuant to Section 131.0231. 

(2) Structures associated with any allowed use sball comply with the following 
requirements: 

(A) Structures shall not be attached to a foundation, in order to readily move them in 
case of flood; and 

(B) Structures shall be removed upon jnmrinence of flooding, as predicted by the 
_en. _ Art. Dtv. 
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National W eatber Service or local public weather broadcast. If a structure is not 
removed and flooding occurs. the retrieval or salvage of the structure and repair of 
any damage caused by the structure sball be the responsibility of the owner. 

(3) Clumneli:zation or other substantial alteration of rivers or streams sball be limited to ti:Ja1 
necessary for the following: 

(A) Essential public service projects, where no other feasible construction method or 
alternative project location exists; and 

(B) Flood control projects, where no other feasible method for protecting existing 
public or private development exists and where such protection is necessary for 
public safety. 

(4) Development infloodways sball be offset by i.mJXOvements or modifications to enable 
the passage of a 100-year frequency flood, in accordance with the FEMA standards and 
regulations provided in Section 143.0145(c). 

(5) Development that involves chatmeli:zation or other substantial alteration of rivers or 
streams is subject to the following requirements. 

(A} All requirements and relevant recommendations of hydrological studies for the 
watersited of the affected stream. as approved by the City Engineer, sball be 
incorporated into the project design and mitigation measures. These requirements 
include erosional characteristics. flow velocities, volume, sediment transport, and 
maintenance of hydrology. 

(B) The channel shall be designed to ensure that the following occur: 

(i) Stream scour is minimized; 

(ii) Erosion protection is provided; 

(iii) Water flow velocities are maintained as spec#ied by the City Engineer; 

(iv) There are neither significant increases nor contributions to downstream ban 
erosion and sedimentation of sensitive biological resources; acceptable 
techniques to control stream sediment include planting riparian vegetation 
and near the stream and detention or retention basins; 

(v) Wildlife habitat and corridors are maintained; 

(vi) Resource management criteria are implemented consistent with applicab 
land use plans; and 

(vii) Groundwater recharge capability is maintained or improved. 

(C) Channels that accommodate a 100-year frequency flood sball do so without 
increasing the water surface elevation more than one foot at any point from 
level of a nonconfined 100-year frequency flood in the natural undevelope 
floodplain. Channels may accommodate less than a 1 00-year frequency jl 
(low-flow channels). but sball be designed and constructed in accordance 
FEMA regulati~ 

CIL An. 
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· · (D) Ali anfficial dumnels sba1l consist of natural bottoms and sides and Shan be • 
desigoed and sized to accommodate existing and proposed riparian veget3tlon and 

.·other natural or proposed constraints. Where maintenance is proposed or required 
to keep vegetation at existing levels compatible with the design c:apacity of the 
dumnel, a !eSpODSlble party sball be ideotified and a maintenance and monitoring 
process sball be established to the satisfaction of the City Manager. 

(6) Development sball not significantly acMnel.y affect existing sensitive biological 
resO&Il'CIJS on-site or off-site. 

·{b) Floodplain ·Fringe. The applieable deYelopment regulations are those in the underlying 
zone, subject to the following supplemeatll regulations: . 

(1) Within the floodplain fringe of a 1 00-yet~r jloodplain,:permancmt st:f"UCCUres and .fill for 
permanent structures, roads, and other development are allowed only if the following 
conditions are met: 

(A) The development or .fill will not significantly adversely affect existing sensitive 
biologiclll resources on-site or off-site; .. 

· (B) The development is capable of withstanding periodic flooding and does not require 
or cause the constmetion of off-site flood pi'OieCtive works including attificial flood 

· ehaJmels, reveanents, and levees nor Will it cause adverse impacts related to 
jl.ood.i:llg of properties located upstream or downstream. nor will it increase or 
expand a Flood Insurance Rate Map (FlRM) or Flood Hazard Boundary Map 
(FHBM) Zone A; 

(C) Grading and .filling are minimized, harm to the environmental values of the 
floodplain is minimized including peak flow storage capability. and wedands 
hydrology is maintained; 

(D) The development neither significantly increases nor contributes to downstream 
bank erosion and sedimemation nor causes an increase in flood flow velocities or 
volume; and 

(E) There will be no significant adverse water quality impacts, and the development is 
in. compliance with the requirements and regulations of the National Pollution 
Discharge Elimination System. as implemented by the City of San Diego. 

(2) All development that involves ful, channelization, or other alteration of a 1 00-year 
floodplain is subject to the requirements for channelization in Section 143.0145(a)(5) 
and with FEMA regulations. 

(c) Special Regulations as Required by FEMA. 

All proposed development within the 1 00-_vear floodplain is subject to the following 
requirements and all other applicable requirements and regulations ofFEMA. 

( 1) Development and Permit Review 

· (A) Where base flood elevation data has not been provided by the FEMA. Flood 

• 

Insurance Study for the City of San Diego, the City Engineer shall obtain, review, • 
and utilize base flood elevation and floodway data available from federal or state 
sources, or require submittal of such data from the applicant. The City Engineer 
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sbail make intelp.tetatioos, where needed, as to the location of the bowdaries of 
the areas of special flood hazards, based on the best available engineering or 
scientific information. 

(B) Proposed development in areas of a special flood hazard sbail not adversely affect 
the flood carrying capacity of areas where base flood elevations have been 
determined but the floodway has not been designated. ..Adversely affecf! as used 
in this section means that the cumulative effect of the proposed development. when 
combined with all other existing and anticipated development, will not increase the 
water surface elevation of the J()()..year frequency flood more than one foot at any 
point. 

(C) In all cases where a watercourse, floodplain. or portion of a floodplain is to be 
altered the City Engineer sbail do the folio~ 

(i} NOtify affected. adjacent communities and the California Department of 
Water Resources of any proposed alteration or relocation of a watercourse 
and submit evidenCe of the notice to the Federal Insurance Administration; 

(ii} Require that the flood carrying capacity of the altered or relocated portion of 
the watercourse is maintained; and 

(iii) Secure and maintain for public inspection and availability the certifications, 
appeals, and variances required by these regulations . 

(D) The applicant shall grant a flowage easement to the City for that portion of the 
ptoperty within afloodway. 

(E) Apptoptiate agreements shall be secured between the applicant and the City to 
assure panicipation by the applicant or any successor in interest in financing of 
future flood control works. 

(F) Development in a 1 ()()..year floodplain shall not increase or expand a FIRM Zone 
A. 

(G) In allfloodways, any encroachment, includingfil/, new construction, significant 
_ . - modifications, and other development is prohibited unless certification by a 

registered professional engineer or architect is provided demonstrating that 
encroachments will not result in any increase in flood levels during the occurrence 
of the base flood discharge. 

(2) Standards for Subdivisions 

· (A) All preliminary subdivision proposals shall identify the flood hazard area and the 
elevation of the base flood. 

(B) All final subdivision maps shall provide the elevation of proposed structures and 
pads. If the site is filled above the I ()()..year frequency flood level, the lowest floor, 

. including basement, shall be certified to be 2 feet above the base flood elevation 
by a registered professional engineer or surveyor, and the certification shall be 
provided to the City Manager • 

(C) All subdivisions shall be designed to miuimizeflood damage: 

Ch- Alt Oiv. 
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(D) All subdivisions shall have public utilities and facilities such as sewer, gas. . 
electrical, and water systems located and eonstructed to minimize floOd damage. 

(E) All subdivisions shall provide adequate drainage to n::duce exposure to flood 
hazards. 

(F) the fiDal map sball bear the notation "Subject to Inundation" for those portions of 
the property with a grtllk lower tban 2 feet above the base flood elevation. 

(3) Standards of Construction 

In all areas of speciQl flood hazard, the following standards apply for all development. 

(A) All penuiued, pa manent stniC1:I.lre3 and other sipificant improvements shall be 
anchored to prevent flotation. collapse, or lateral movement resulting from 
hydrodyaamic and hydrostatic loads, including the effects of buoyancy. 

(B) All permitted permanent 8t1'UCtU1"eS and other significant improvements shall be 
CODSU'Ucted with materials and lltility equipment resistant to flood damage. 

(C) Construc:Uon methods and practices that nrinimi:m flood damage shall be used. 

(D) All electrical, heating, ventilation. plumbiiJ& and air conditioning equipment and 
other service faeilities shall be designed and located to prevent water from eiltering 
or accumulating within the equipment components during conditions of flooding. 

• 

(E) Brealarway walls shall be certified by a registered engineer or architect to meet all • 
applicable FEMA requirements. The certification shall be provided to the City 
Manager before final inspection approval. 

(F) New construction and modification of any structure shall have the lowest floor. 
inc:ludiDg basement, elevated at least 2 feet above the base flood elevation. Upon 
completion of the development, the elevation of the lowest floor, includiDg 
basement, shall be certified by a registered professional engineer or surveyor to be 
properly elevated The certifzcation shall be recorded with the County Recorder. 
and the certification and evidence of recordation shall be provided to the City 
Manager before final inspection approval. The City Manager reserves the right to 
require a preliminary certification before foundation inspection approval. 

(G) New construction and modification of any structure in FIRM ZOne AH or AO shall 
have the lowest floor. including basement. elevated above the highest adjacent 
grade at least 2 feet higher than the depth number specified on the FIRM, or at 
least 4 feet if no depth number is specified. Up(m the completion of the structure 
the elevation ofthe lowest floor. includiDg basement, shall be certified by a 
registered professional engineer or surveyor, to be properly elevated. The 
certification shall be recorded with the County Recorder, and the certification and 
evidence of t'e"...ordation shall be provided to the City Manager before final 
inspection approval. The City Manager reserves the right to require a preliminary 
certification before foundation inspection approvaL 

(H) Permitted nonresidential conStruction shall either be elevated as required by 
Section l43.0145(c)(3)(F) or (G) or. together with attendant utility and sanitary • 
facilities, meet the flood proofing requirements ofFEMA. Certification by a 
registered professional engineer or architect that such requirements are met shall be 
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recorded with the County Recorder, and the certification and evidence of 
recordation shall be provided to the City Manager before final inspection approval. 
The City Manager reserves the right to require a preliminary certification before 
foundation inspection approvaL 

(I) Fully enclosed areas below the lowest floor that are subject to flooding shall be 
certified by a registered professional engineer or architect that they comply with 
the flood proofing requirements ofFEMA. The certijicalion shall be provided to 
the City Manager before final inspection approvaL 

(4) Standards for Manufaaured Homes 

All new and replacement manufactured homes and additions to manufactured homes 
are subject to the following regulatioDs. .. 

. (A) The lowest floor shall be elevated at least.2 feet above the base flood elevation. 

(B) Manufactured homes shall be securely anchored to a permanent foundation system 
to resist flotation, coUapse, or ~ movement 

(C) A registered engineer or architect must certify that the conditions of this subsection 
have been met The certification shall be recc;mied with the CounJY Recorder, and 
the certifiCIJtion and evidence of recordation sball be provided to the City Manager 
before final inspection approval. · 

(5) Standards for Utilities 

Certification shall be provided to the City Manager before final inspection approval that 
the following requirements have been met. 

(A) All new and replacement water supply and sanitary sewage systems shall be 
designed to minimize or eliminate infiltration of flood waters into the system and 
discharge from systems into flood waters. 

(B) On-site waste disposal systems shall be located and designed to avoid impairment 
to them or contamination from them duringflooding. 

§ 143.0150 Deviations from Environmentally Sensitive Lands Regulations 

Plans submitted in accordance with this section shall, to the maximum extent feasible, comply 
with the regulations of this division. If a proposed development does not comply with the 
development regulations of this division and a deviation is requested as indicated in Table 143-
01 A, the Planning Commission may approve, conditionally approve, or deny the proposed Site 
Develqpment Permit in accordance with Process Four, subject to the following: 

(a) Deviations from the regulations of this division may be granted only if the decision maker 
makes thefmdin.gs in Section 126.0504(c). 

(b) Deviations from the FEMA Special Regulations in Section 143.014S(c) may be granted only 
if the decision maker makes thefint!.ings in Section 126.0504(d). 

• § 143.0151. ·Alternative Compliance for Steep Hillside Development Area Regulations 

Proposed developments that do not comply with the development area regulations of Section 
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143.0142(a) and do not MSUlt in conflicts with other regUlations may be considered as altemative 
compliance as indicared in Table 143-0l.A, pursoint to the regulations in this section. The . 
Planning Commission may approve, cond.iticmally approve, or deny the proposed Site . 
Development Permit with alternative compliance in accordance with Process Four, subject to the 
follo~: · 

(a) Alternative compliaDce. shall not be used in conjunction with any development permit for a 
single dwelling llllit on an individual lot; 

(b) Confotmance with all other :environmentally Seasitive Lands Regulations is required unless 
a deviation is approved with the Site DeYe1opmeDt Permit, in accordance with Section 
143.0150; 

(c) Alternative compliance may be granted oaly if the decision.pker makes the findings in 
Section 126.0S04(e); and 

(d) Alternative compliance sball not be COD$idered for lands that are designated as open spKe in 
the applicable latul u.re plan or that are zoned OR·l-1 or OR-1-2. 

§ 143.0152 Covenants of ea.menta Pursuant to Environmentally Sensitive Lands 
Regulations . 

As authorized by Califomia Gowmment Code Section 65871, the owner of any premises affected 
by issuance of a permit under this division as described in Section 143.0140(a), sball execUte a 
covenant of easement 1:mless the owner dedicates the remainder portion of the property in fee to 

• 

the City. The covenant of easement shall be recorded &gainst title to the affected premises and • 
execu~ed in favor of the City. 

(a) The owner sbal1 draft the covenant of easement as follows: 

( 1) To contain a legal description of the premises affected by the permit with a description 
of the development area and the environmentlllly sensitive lands that will be preserved; 

(2)· To impart notice to all persons to the extent afforded by the recording laws of the state 
regarding the restrictions affecting use of the environmentally sensitive lands covered 
by the permit; 

(3) To ensure that the burdens of the covenant sbal1 be binding upon, and the benefits of 
the covenant shall inure to. all successors in interest to the affected premises; and 

( 4) To ensure enforceability of the covenant of easement by the City, or jointly and 
severally by th~ City, the U.S. Fish and Wildlife Service, and the California Department 
ofFish and Game in those instances when the covenant of easement affects premises 
containing sensitive biological resources or other lands that have been accepted as 
mitigation. 

(b) A Process Four hearing shall be held to consider a formal, written request directed to the City 
by any person requesting the release of a covenant of easement recorded pursuant to this 
division. A release of any covenant of easement recorded pursuant to this division shall be 
recorded by the City only when it is determined by the decision maker that· restriction of the 
property is no longer necessary to achieve the land use goals of the City. In any instance 

Ctt M. Div. ·,4···;· 1-

where the covenant of easement concerns seMttive biological resources, a determination by • 
the decision maker to release the.covenant may be made oaly with the written concurrence of 
the U.S. Fish and Wildlife Service and the California Deparrment ofFish and Game. 
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§ 143.0155 Administrative Guidelines for Environmentally Sensitive Lands Regulations 

The City Manager is authorized to promulgate and publish Steep Hillside Guidelines. Biology 
Guidelines, Coastal Bluffs and Beaches Guidelines, and other suppon documents to be located in 
the Land Development Manual, as necessary to implement this division. These administrative 
guidelines sbali serve as baseline standards for processing Neighborhood Development Permits 
and Site Development Permits issued pursuant to this division. 

§ 143.0160 Violations and Remedies 

The provisions of this division sbali be enforced pursuant to Chapter 12, Anicle 1, Division 2, 
Enforcement Authorities for the Land Development Code. · 

.. · 

Ch. Art. Div. 
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Article 3: Supplemental Development Regulations 

Division 2: · Historical Resources Regulations 

§ 143.0201 Purpose of Historical Resources Regulations 

The purpose of these regulations is to protect, preserve and, where damaged, restore the historical 
resources of San Diego, which include historical buildings, historical structures or historical 
objects, important archaeological sites, historical districts, historical landscapes, and traditional 
cultural properties. These regulations are intended to assure that development occurs in a manner 
that protects the overall quality of historical resources. It is further the intent of these regulations 
to protect the educational, cultural, economic, and general welfare of the public, while employing 
regulations that are consistent with sound historical preservation principles and the rights of 
private property owners. 

§ 143.0210 When Historical Resources Regulations Apply 

(a) This division applies to proposed development when the following historical resources are 
present on the site, whether or not a Neighborhood Development Permit or Site 
Development Permit is required; 

(1) designated historical resources; 

(2) historical buildings; 

(3) historical districts; 

(4) historical landscapes; 

(5) historical objects; 

(6) historical structures; 

(7) important archaeological sites; and 

(8) traditional cultural properties. 

(b) Where any portion of a premises contains historical resources, this division shall apply to 
the entire premises. 

(c) Table 143-02A shall be used to determine the appropriate regulations and the required 
decision for various types of development proposals when historical resources are located 
on the premises. 

(d) A Construction Permit is required for any development on a premises that has historical 
resources on 'the site that will not adversely affect the historical resources and is consistent 
with one or more of the exemption criteria in accordance with Section 143.0220. 

(e) A Neighborhood Development Permit or Site Development Permit is required for the 
following types of development proposals that do not qualify for an exemption in accordance 
with Section 143.0220: 

(1) Neighborhood Development Permit. Single dwelling unit residential development on a 
single dwelling unit lot of any size when a traditional cultural property or important 

Ch. Art. Div. 
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1. 

2. 

3. 

4. 

5. 

archaeological site is present . 

(2) Site Development Permit in Accordance With Process Four. 

(A) Single dwelling unit residential development on a single dwelling unit lot of any 
size when a designated historical resource or historical district is present. 

(B) Multiple dwelling unit residential, commercial, or industrial development on any 
size lot, or any subdivision on any size lot, or any City public works construction 
project, or any project-specific land use plan when a historical resource is 
present. 

(C) Development that proposes to deviate from the development regulations for 
historical resources as described in this division. 

Table 143-02A 
Applicability of Historical Resources Regulations 

Historical Resources Potentially Impacted by Project 

Type of Development Proposal 
Dell/gntlted Traditions/ 
Hls1orlcal Cuttursl Properties Important 

Resources or Archaeological 
Historical Sites 
Dlstdcts 

Projects exempt from obtaining a R 143.0251 143.0251 143.0252 
development permit in accordance 
with Section 143.0220 p Construction Construction Construction 

Permit/Process Permit/Process One Permit/Process One 
One 

Single dwelling units on any size lot R 143.0251 143.0252 143.0253 

p SOP/Process Four NOP/Process Two NOP/Process Two 

Multiple dwelling unit, non-residential R 143.0251 143.0252 143.0253 
development, subdivisions and public 
works construction projects on any p SOP/Process Four SOP/Process Four NDP/Process Four size Lot 

Project-Specific Land Use Plans R 143.0251 143.0252 143.0253 

p SOP/Process Four SOP/Process Four NDP/Process Four 

Development that deviates from any R 143.0251 143.0252 143.0253 
of the regulations in this division 

p SOP/Process Four SOP/Process Four SOP/Process Four 

Legend to Table 143-02A 

R Development regulation sections (in addition to Section 143.0250) applicable to the historical 
resources present. 

P Type of Permit/Decision process required. 
Neighborhood Development Permit (NOP) 
Site Development Permit (SOP) 

• 

• 
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§ 143.0211 Duty to Submit Required Documentation and to Obtain Permit 

The property owner or applicant shall submit required documentation and obtain a construction 
permit, a Neighborhood Development Permit, a Site Development Permit as required pursuant to 
this division before any development activity occurs on a premises that contains historical 
resources. 

§ 143.0212 Need for Site-Specific Survey and Determination of Location of Historical 
Resources 

(a) The City Manager shall determine the need for a site-specific survey for the purposes of 
obtaining a construction permit, Neighborhood Development Permit, or Site Development 
Permit for development proposed for any parcel containing a structure that is 45 or more 
years old and not located within any area identified as exempt in the Historical Resources 
Guidelines of the Land Development Manual or for any parcel identified as sensitive on the 
Historical Resource Sensitivity Maps. 

(b) The Historical Resource Sensitivity Maps shall be maintained by City Manager and shall be 
used to identify properties that have a likelihood of containing archaeological sites based on 
records from the South Coastal Information Center at San Diego State University and the San 
Diego Museum ofMan, and based on site-specific information on file with the City. If it is 
demonstrated that archaeological sites exist on or immediately adjacent to any property, 
whether identified for review or not, the City Manager shall require a survey. If it is 
demonstrated that archaeological sites do not exist on any property identified for review, the 
Historical Resource Sensitivity Maps shall be updated to remove that property from the 
review requirements. 

(c) The City Manager shall determine the need for a site-specific survey within 10 business days 
of application for a construction permit or within 30 calendar days of application for a 
development permit . A site-specific survey shall be required when the City Manager 
determines that a historical resource may exist on the parcel. If the City Manager does not 
require a site-specific survey within the specified time period, a permit in accordance with 
Section 143.0210 shall not be required. 

(d) If a site-specific survey is required, it shall be conducted consistent with the Historical 
Resources Guidelines of the Land Development Manual. Based on the site-specific survey 
and the best information available, the City Manager shall determine whether a historical 
resource exists, whether a potential historical resource is eligible for designation as a 
designated historical resource by the Historical Resources Board in accordance with Chapter 
12, Article 3, Division 2 of the Land Development Code, and the precise location of the 
resource. 

§ 143.0213 Procedures and Regulations for Project-Specific Land Use Plans 

(a) The regulations in this division shall apply to project-specific land use plans, including 
Specific Plans, Precise Plans, privately initiated land use plan amendments, and future 
urbanizing area subarea plans, when historical resources are present. These regulations are 
applied in order to ensure an adequate analysis of the constraints and opportunities of the 
planning area relative to historical resources . 

(b) This section provides two options for processing project-specific land use plans which 
depend on the level of detail available pertaining to the proposed development. Compliance 
with either Section 143.0213(b)(l) or Section 143.0213(b)(2) will be required based on 
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whether or not a Site Development Pennit is processed concurrently with the project-specific 
land use plan. 

(1) · Where a Site Development Permit for historical resources is requested concurrently 
with the processing of a project-specific land use plan, the proposed development shall 
be subject to the following: 

(A) The boundaries of the Site Development Pennit shall be the boundaries of the 
project-specific land use plan, including all individual interior lots within the plan 
area; 

(B) The development regulations applicable shall be detennined in accordance with 
Table 143..02A. Sufficient information must be submitted for the entire plan area 
in order to evaluate potential impacts to historical resources; and 

(C) Subsequent individual development proposals within the plan area will be 
reviewed in accordance with the substantial conformance procedures. If the 
development is determined to be in conformance with the approved project-specific 
land use plan and any required mitigation is prov.ided, no Site Development Pennit 
will be required for the individual development. If the proposed development is 
not in conformance with the approved project-specific land use plan, an individual 
Site Development Permit will be required for the development in addition to an 
amendment to the approved project-specific land use plan; or 

(2) Where a Site Development Permit for historical resources is not requested concurrently 

• 

with the processing of a project-specific land use plan, an analysis shall be provided in • 
the project-specific land use plan that indicates how the subsequent development of the 
plan area will be consistent with the historical resources regulations. Project-specific 
land use plans and subsequent development permits reviewed in accordance with this 
option shall be subject to the following: 

(A) The project-specific land use plan shall indicate how individual subsequent 
developments within the plan area will conform to the historical resources 
regulations and the associated guidelines in the Land Development Manual; 

(B) Subsequent to the approval of the project-specific land use plan, a Neighborhood 
Development Permit or a Site Development Pennit shall be required for all 
proposed individual developments within the plan area and shall be reviewed in 
accordance with Table 143-02A. Additional information pertaining to historical 
resources may be required in order to conduct a detailed analysis of the specific 
development proposal. Approval of the individual Site Development Pennits will 
require conformance with the approved project-specific land use plan and any 
required mitigation shall be provided. 

§ 143.0214 Emergency Authorization When Historical Resources Are Present 

Ch. Art 
: 14 : 3 

Whenever development activity on a premises containing historical resources is deemed 
necessary by order of the City Manager to protect the public health or safety, the City Manager 
may authorize, without a public hearing, the minimum amount of work necessary to protect the 
public health or safety, subject to the following: 

(a) If the emergency work does not adversely affect the historical resources and is consistent • 
with one or more of the exemption criteria in accordance with Section 143.0220, a 
subsequent Construction Pennit is required in accordance with this division. 
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(b) If the emergency work results in impacts to historical resources, a subsequent Neighborhood 
Development Permit or Site Development Permit is required in accordance with this division. 

(c) The application for a Construction or Development Permit shall be submitted within 60 days 
of completion of the emergency work. 

§ 143.0220 Development Exempted from the Requirement to Obtain a Development Permit for 
Historical Resources 

The following development activities are exempt from the requirement to obtain a Neighborhood 
Development Permit or Site Development Permit. However, in all cases a construction permit is 
required. 

(a) Any development that proposes minor alterations or improvements consistent with Section 
143.0250(a), to a designated historical resource, or any historical building or historical 
structure located within a historical district, or any new construction within a historical 
district that will enhance, restore, maintain, repair, or allow adaptive reuse of the resource 
and which will not adversely affect the special character or special historical, architectural, 
archaeological, or cultural value of the resource when all feasible measures to protect and 
preserve the historical resource are included in the development proposal consistent with the 
Secretary of Interior's Standards and Guidelines. 

(b) Interior modifications or repairs or the ordinary maintenance or repair of any exterior 
architectural feature in or on any historical building or historical structure that is a 
designated historical resource that does not adversely affect the special character or special 
historical, architectural, or cultural value or designated interior elements of the property 
consistent with the Secretary of Interior's Standards and Guidelines. Exterior architectural 
features shall mean the architectural elements embodying style, design, general arrangement 
and components of all of the outside surfaces of an improvement or structure, including the 
type of building materials and the type and style of all windows, doors, lights, signs, and 
other fixtures appurtenant to the improvement or structure. 

(c) Substantial alteration of a non-significant structure within a historic district consistent with 
the Secretary of Interior's Standards and Guidelines. However, new construction within a 
historic district is not exempt from the requirement to obtain a Site Development Permit 
except in accordance with Section 143.0220(a). 

(d) Any development on a parcel that has an imponant archaeological site and will not result in 
substantial alteration, demolition, destruction, removal, relocation, or encroachment into such 
resources during or after construction, subject to the following requirements. 

(1) All feasible measures to protect and preserve the resource shall be included in the 
development. 

(2) A 100-foot buffer measured from the edge of the important archaeological site shall 
be provided. 

(3) All documentation necessary to verify consistency with this subsection shall be 
provided by the applicant consistent with the Historical Resources Guidelines of the 
Land Development Manual. 

(4) The property owner shall sign an acknowledgment that no further development can 
occur on the property unless the development is reviewed and approved in accordance 

Ch. Art. Div . 
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with this division. 

{e) Except in the case of a designated historical resource, the modification of an existing 
structure or the replacement of a single dwelling unit with another single dwelling unit, 
including modification or replacement of paved areas, brush management for fire protection 
purposes, and any other landscaping improvements, or alterations that do not alter the 
existing development area by more than 10 percent. 

{f) Development in the OF zone or the floodplain (formerly the FW and FPF zones) ofMission 
Valley. 

(g) Development in the Calle Cristobal Assessment District area that is outside the coastal zone. 

(h) Development in the Miramar Ranch North Community Plan area and the 70-acre high school 
project in Scripps Ranch. 

(i) Development in the 178 acres of land known as Sorrento Hills that was the subject of the 
land exchange approved by the voters as Proposition Don November 4, 1986. 

(j) Public works projects for which plans, specifications, and funding have been approved by the 
City Council or the_ City Manager before July 1, 1991. 

§ 143.0225 Limited Exceptions from the Historical Resources Regulations 

The decision maker may grant an exception from the 25 percent encroachment limitation for 
important archaeological sites according to Section 143.0251 for brush management activities in 
Zone 2 provided that the following circumstances exist: 

(a) The area cleared or thinned for such brush management is the minimum necessary to comply 
with existing City fire codes; 

(b) No grading occurs in these brush management areas; 

(c) Native root stock is retained; 

(d) No permanent irrigation is provided; and 

(e) No non-native plants are introduced. · 

§ 143.0250 General Development Regulations for Historical Resources 

Development that proposes substantial alteration or encroachment into a designated historical 
resource, traditional cultural property or important archaeological site and does not qualify for 

an exemption pursuant to Section 143.0220 is subject to the following regulations and the 
Historical Resources Guidelines of the Land Development Manual. 

(a) For purposes of this division, the terms "alteration," minor alteration," and "substantial 
alteration" shall mean the following: 

• 

• 

(1) Alteration means any change or modification, through public or private action, of any 
historical resource or of any property located within a historical district including • 
changes to designated interior architectural features; exterior changes to or modification 
of structural details, architectural details, or visual characteristics such as doors, 
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windows, surface materials and texture, grading, or surface paving; addition of new 
structures; cutting or removal of trees, landscaping, or other historical features; 
disturbance of archaeological sites; and the placement or removal of any exterior 
objects such as signs, plaques, light fixtures, street furniture, walls,jences, steps, 
plantings, and landscape accessories affecting the exterior visual qualities of the 
property. 

(2) Minor alteration means improvements that enhance, restore, maintain, repair, or allow 
adaptive reuse of a historical resource that do not adversely affect the special character 
or special historical, architectural, archaeological, or cultural value of the resource and 
will conform to standards embodied in the designation of a historical district when 
applicable. 

(3) Substantial alteration means demolition, destruction, relocation, new construction or 
alteration activities that would impair the significance of a historical resource. 

(b) Ail areas with designated historical resources, traditional cultural propenies or imponant 
archaeological sites that remain undisturbed or are restored or enhanced as a result of a 
development approval shall be preserved as a condition of that approvaL 

(c) Upon notification to a property owner of a pending Historical Resources Board hearing to 
consider designation of a historical resource, the property owner or any authorized agent 
shall not undertake any alteration, construction, grading, demolition, relocation, or removal 
of the property, and no permit to undertake such work shall be approved by the City 
Manager, for a time period of at least two scheduled Board meetings, but in no event more 
than 90 calendar days, unless an extension is requested by the owner. This section shall not 
apply to the construction, grading, alteration, demolition, relocation, or removal of any 
structure or other feature, where a permit for the performance of such work was issued before 
the date of notice of the public hearing. In addition, this section shall not apply where such 
permit has not expired or been canceled or revoked, provided that construction is started and 
diligently pursued to completion in accordance with thethe Land Development Code. 

(d) Before the Historical Resources Board's hearing on the designation of a property, and upon 
application by the property owner, the City Manager may approve a permit for minor 
alterations or reconstruction consistent with the ordinary maintenance or repair of the 
property, to the extent that such work does not adversely affect the special character or 
special historical, architectural, archaeological, or cultural value of the property. 

(e) Designated historical resources that are occupied shall be maintained in the same manner as 
all other occupied structures in accordance with the Uniform Building Code and State 
Historic Building Code and in a manner that preserves their historical integrity. 

(f) Designated historical resources that are unoccupied shall be maintained in a manner that 
preserves their historical integrity. 

(g) All proposed subdivisions that contain designated historical resources, traditional cultural 
properties or important archaeological sites shall provide a conceptual grading plan that 
indicates future limits of grading and future development potential of all lots. Future 
development of any newly created lot shall conform to this grading plan. In addition, no 
building lot shall be created that provides such a small development area that future 
reasonable development of that lot will require encroachment into an important 
archaeological site beyond 25 percent. 

Ch. Art 
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§ 143.0251 Development Regulations for Designated Historical Resources and Historical 
Districts 

In addition to the general development regulations in Section 143.0250, the following regulations 
apply to designated historical resources and historical districts. 

(a) It is unlawful to substantially alter, demolish, destruct, remove, or relocate any designated 
historical resource or any historical building, historical structure, historical object or 
historical landscape located within a historical district except as provided in Section 
143.0260. 

(b) Minor alteration of any designated historical resource, or any historical building, historical 
structure, historical object or historical landscape located within a historical district, or any 
new construction within a historical district may be permitted if the minor alteration or new 
construction would not adversely affect the special character or special historical, 
architectural, archaeological, or cultural value of the resource consistent with the Secretary of 
Interior's Standards and Guidelines. 

(c) Development affecting designated historical resources or historical districts shall provide 
full mitigation for the impact to the resource, in accordance with the Historical Resources 
Guidelines of the Land Development Manual, as a condition of approval. 

§ 143.0252 Development Regulations for Traditional Cultural Properties 

In addition to the general development regulations in Section 143.0250, development shall not be 
permitted on any traditional cultural property unless all feasible measures to protect and preserve 
the resource are required as a condition of development approval except as provided in Section 
143.0260. 

§ 143.0253 Development Regulations for Important Archaeological Sites 

In addition to the general development regulations in Section 143.0250, the following regulations 
apply to important archaeological sites. 

(a) Important archaeological sites shall be preserved in their natural state, except that 
development may be permitted as provided in this section or as provided in Section 
143.0260. 

(1) Development may be permitted in areas containing important archaeological sites if 
necessary to achieve a reasonable development area, with up to 25 percent 
encroachment into any important archaeological site allowed. This 25 percent 
encroachment includes all grading, structures, public and private streets, brush 
management except as provided in Section 143.0225, and any project-serving utilities. 

• 

• 

(2) An additional encroachment of up to 15 percent, for a total encroachment of 40 percent, 
into important archaeological sites may be permitted for essential public service 
projects that are sited, designed, and constructed to minimize adverse impacts to 
important archaeological sites, where it has been demonstrated that there is no feasible, 
less environmentally damaging location or alternative. Essential public service projects 
include publicly owned parks and recreation facilities, fire and police stations, publicly 
owned libraries, public schools, major streets and primary arterials, and public utility • 
systems. 

Ch. Art. Div. 
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(b) Any encroachment into important archaeological sites shall include measures to 
mitigate for the partial loss of the resource as a condition of approval. Mitigation shall 
include the following methods, consistent with the Historical Resources Guidelines of 
the Land Development Manual: 

( 1) The preservation through avoidance of the remaining portion of the important 
archaeological site; and 

(2) The implementation of a research design and excavation program that recovers the 
scientific value of the portion of the important archaeological site that would be 
lost due to encroachment. 

(c) The following types of development shall not be considered encroachment provided that no 
structures, other than portable structures are erected or maintained on the premises and that 
adequate measures to preserve and protect the important archaeological site, consistent with 
the Historical Resources Guidelines of the Land Development Manual, are included as 
conditions of approval: 

(1) Parks and playgrounds; 

(2) Low-intensity, passive recreational uses such as trails, access paths, and public 
viewpoints; and 

(3) Parking lots . 

§ 143.0260 Deviations from the Historical Resources Regulations 

(a) If a proposed development does not comply with this division, a deviation may be 
considered in accordance with decision Process Four. 

(b) The minimum deviation to afford relief from the regulations of this division and 
accommodate development may be granted only if the decision maker makes the applicable 
findings in Section 126.0504. 

·(c) If a deviation for demolition or removal of a designated historical resource or a contributing 
structure within a historical district is approved, the applicant shall obtain approval for new 
development on the same premises before issuance of a DemolitioniRemoval Permit. 

§ 143.0270 Administrative Guidelines 

§ 143.0280 

The City Manager is authorized to promulgate and publish Historical Resources Guidelines and 
other support documents to be located in the Land Development Manual, as necessary to 
implement this division; These administrative guidelines shall serve as baseline standards for 
processing Construction Permits, Neighborhood Development Permits, and Site Development 
Permits issued pursuant to this division. 

Violations and Remedies 

The provisions of this division shall be enforced pursuant to Chapter 12, Article I, Division 2 
(Enforcement Authorities for the Land Development Code) and the Historical Resources 
Guidelines of the Land Development Manual. 
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Article 3: Supplemental Development Regulations 

Division 3: Supplemental Neighborhood Development Permit and Site 
Development Permit Regulations 

§ 143.0301 Purpose of Supplemental Neighborhood Development Permit and Site 
Development Permit Regulations 

The purpose of these regulations is to provide standards for the evaluation of projects which, 
because of their size, location, community significance, or other identified characteristic, are 
required to obtain a Neighborhood Development Permit or Site Development Permit. It is 
intended that these supplemental regulations, in combination with the development regulations of 
the applicable zone, create the type of development envisioned by the applicable land use plan. 

§ 143.0302 When Supplemental Neighborhood Development Permit and Site Development 
Permit Regulations Apply · 

This division applies to any development proposal for which a Neighborhood Development 
Permit or Site Development Permit is required as described in Sections 126.0402 and 126.0502, 
in accordance. with Table 143-0JA. 

Table 143-03A 
Supplemental Neighborhood Development Permit or Site Development Permit 

Regulations Applicability 

Type of Development Applicable Sections Required Development 
Proposal Permit/Decision 

Process 

Site Containing Environmentally 143.0101·143.0160, 143.0303, 143.0305, NDP/Process Two or 
Sensitive Lands 143.0350, 143.0375, 143.0380 SOP/Process Three or 

Four 

Site Containing Historical 143.0201-143.0260, 143.0303, 143.0305, NDPIProcess Two or 
Resources 143.0360, 143.0375, 143.0380 SOP/Process Four 

Fences or Retaining Walls 143.0303, 143.0305, 142.0350, 143.0375 NDP/Process Two 
Exceeding the Permitted Height 

Relocated Building Onto a Site 143.0303, 143.0305, 143.0345, 143.0375 NDP!Process Two 
With' an Existing Building 

Site with Previously Conforming 127.0102, 143.0303, 143.0305, 143.0375 NDP!Process Two 
Conditions 

Nonresidental Development 142.0540(b), 143.0303, 143.0305, 143.0375 NDP!Process Two 
Exceeding the Maximum 
Permitted Parking 

Shared Parking for Uses Not 142.0545(b)(7}, 143.0303, 143.0305, 143.0375 NDPIProcess Two 
Listed in Section 142.0545(c} 

Commercial Development With 142.0555(b),143.0303, 143.0305, 143.0375 NDPIProcess Two 
Tandem Parking 

Previously Conforming Parking 142.0510(d)(4), 143.0303, 143.0305, 143.0375 NDP!Process Two 
for a discontinued use 

Mobilehome Parks in AM Zones 143.0303, 143.0305, 143.0340, 143.0375 NDP/Process Two 

Mobilehome Parks in RS, RX 143.0303, 143.0305, 143.0340, 143.0375 SOP/Process Three 
Zones 

Discontinuance of Mobi/ehome 141.0410-141.0440, 132.0801-132.0804, SOP/Process Three 
Park 143.0303, 143.0305, 143.0375, 143.0380 
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Type of Denlopment Applicable Sections 
Proposal 

Multiple Dwel&ng Unit 142.0525(b), 143.0303, 143.0305, 143.0375, 
Development that Varies from 143.0380 
Minimum Parking Requirements 

Nonresidental Development 142.0525(b), 143.0303, 143.0305, 143.0375, 
(With TOM Plan) that Varies 143.0380 
from Minimum Parking 
Requirements 

Community Plan Implementation 132.1401-132.1405,143.0303, 143.0305, 
Overlay Zone 143.0375,143.0380 

Mission Trails Design District 132.1201-132.1205, 143.0303, 143.0305, 
143.0375,143.0380 

Deve/opn'lent Within the Urban 132.1101-132.1110,143.0303,143.0305, 
Village Overlay Zone 143.0375, 143.0380 

Public improvements on More 142.0601-142.0670, 143.0303, 143.0305, 
Than 3,000 Feet of Frontage or 143.0375,143.0380 
Where City Standards Do Not 
Apply 

Manufactured Slopes in Excess 142.0101-142.0149, 143.0303, 143.0305, 
of 25% Gradient and 25 Feet in 143.0375,143.0380 
Height 

Affordable Housing in RE, AS, 143.0303, 143.0305, 143.0310, 143.0320, 
AX, AT, AR Zones 143.0375,143.0380, 143.0710-143.0740 

Affordable Housing with 143.0303, 143.0305, 143.0310, 143.0320, 
Transfer of Density Bonus 143.0375,143.0380,143.0750 

Affordable Housing with 143.0303, 143.0305, 143.0310, 143.0320, 
Deviations from Density Bonus 143.0375,143.0380, 143.o760 
or Affordable Housing 
Provisions 

Multiple Dwelling Unit 143.0303, 143.0305, 143.0310, 143.0320, 
Development in RM Zones 143.0375,143.0380 
Involving Lot Consolidation and 
Exceeds Number of Units 
Indicated in Table 126-0SA 

Clairemont Mesa Height Umit 132.0401-132.0406, 143.0303, 143.0305, 
Overlay Zone 143.0375,143.0380 

Legend to Table 143-0SA 

NDP NDP means Neighborhood Development Permit 

SOP SOP means Site Development Permit 

Final Draft - 09/05/97 

Required Dellfllopment 
Permit/Decision • Process 

SOP/Process Three 

SDPIP~ Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three 

SOP/Process Three • 
SOP/Process Three 

SOP/Process Ftve 
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§ 143.0303 Permitted Uses with Neighborhood Development Permits and Site Development 
Permits 

§ 143.0305 

The following regulations apply to all Neighborhood Development Permits or Site Development 
Permits. 

(a) The uses permitted with a Neighborhood Development Permit or Site Development Permit 
are those uses permitted by the applicable zone, unless otherwise specified in these 
supplemental regulations. Limited uses and uses requiring a Neighborhood Use Permit or 
Conditional Use Permit are permitted subject to the requirements of the applicable zone. A 
Neighborhood Development Permit or Site Development Permit may not be used to permit 
any deviations from the use regulations of the applicable zone. 

(b) Changes of use on a premises do not require an amendment of the approved Neighborhood 
Development Permit or Site Development Permit if the proposed use is permitted in the 
applicable zone and no exterior modifications to the existing structures or associated exterior 
facilities are being made to accommodate the proposed use change. Proposed changes of use 
that require exterior modifications to the existing structures require an amendment to the 
approved Neighborhood Development Permit or Site Development Permit when the 
modifications are not in substantial conformance with the approved permit. 

(c) After construction of a development in accordance with a Neighborhood Development 
Permit or Site Development Permit, proposed uses that require a Neighborhood Use Permit 
or Conditional Use Permit may be permitted without an amendment to the Neighborhood 
Development Permit or Site Development Permit, unless the amendment involves exterior 
modifications to the premises that are not in substantial conformance with the approved 
Neighborhood Development Permit or Site Development Permit. 

Applicable Development Regulations for All Neighborhood Development Permits 
and Site Development Permits 

All projects for which a Neighborhood Development Permit or Site Development Permit is 
required are subject to the development regulations of the applicable zone, including applicable 
regulations in Chapter 14, Article 2 (General Development Regulations) and the applicable 
supplemental regulations as identified in Table l43..03A. Where there is a conflict between the 
requirements of the applicable zone and the supplemental regulations, the supplemental 
regulations apply. 

§ 143.0310 Supplemental Site Development Permit Regulations for Residential Development 

Development subject to this section, as indicated on Table 143-03A, is subject to the following 
supplemental regulations in addition to any other regulations of the applicable zone and this 
division. 

(a) Development is subject to the land use and density regulations of the applicable land use 
plan in effect for the premises. 

(b) Density and Intensity 

(1) The number of dwelling units or gross floor area proposed on the premises shall not 
exceed that set forth by the applicable zone and the applicable land use plan and shall 
be based on the area of the entire premises. The dwelling units and gross floor area 
may be distributed without regard to the proposed lot boundaries. 



»- Chapter 14: General Regulations Final Draft - 09/05/97 

§ 143.0310 
Cont'd 

(2) If the premises is located in two or more zones, the maximum number of dwelling units 
or the gross floor area permitted on the premises shall be the sum of the dwelling units 
or the gross floor area permitted in each of the zones and may be distributed without 
regard to the zone boundaries. 

(3) If the proposed development includes property that is shown as part of an open space 
system on the applicable land use plan and is accepted by the City as dedicated open 
space, that portion of the property may be included in the calculation of the overall 
project density using the density of the base zone. 

( 4) The areas of the premises that are designated for streets or private streets may not be 
used in the calculation of maximum density. 

( 5) The areas of the premises that are designated for private drives may be used in the 
calculation of maximum density. 

(c) Parking and Access 

(1) Identified pedestrian access shall be provided from all building entrances to the public 
right-of-way. 

(2) Parking areas anq vehicular access drives shall be located to minimize impacts to 
pedestrian circulation, public street systems, and adjacent properties. 

(d) Public Transportation 

• 

Access to or improvements for public transportation shall be provided as required by the • 
Metropolitan Transit Development Board. 

(e) Fences and Walls 

(1) All perimeter fences and walls shall be designed to be an integral part of the overall 
project design. 

(2) Fences and walls that are generally parallel to the public right-of-way and that exceed 
100 feet in length shall be articulated with vertical elements spaced at no more than 25 
feet on center. The vertical elements shall be a minimum of 12 inches wide. 

(f) Accessory Structures 

Accessory structures within the development shall be architecturally consistent with the 
primary buildings on the premises. 

(g) Open Space 

(1) If the premises is located in two or more residential zones, the amount of open space 
required is the sum of the open space required in each of the residential zones and may 
be distributed with out regard to the zone boundaries. 

(2) All common open space intended for active use must be moderately levelland with an 
overall gradient not exceeding 1 0 percent and located so that it is readily accessible to 
the occupants, employees, and guests of the development. 

(3) For multiple dwelling unit projects, at least 300 square feet of the total common open • 
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space required by the applicable zone shall be located in a single common area with no 
dimension less than 15 feet in any direction. Additionally, proposed developments 
exceeding 10 dwelling units shall contain, within the common area, at least one of the 
following recreational amenities: a tot lot, a barbecue area with picnic table and shade 
structure, a sport court or field, a swimming pool, or a golf course. 

( 4) Recreational facilities. shall be designed to serve only the occupants and guests of the 
development. 

§ 143.0340 Supplemental Neighborhood Development Permit and Site Development Permit 
Regulations for Mobllehome Parks 

The following supplemental regulations apply to Neighborhood Development Permits and Site 
Development Permits for mobilehome parks. 

(a) MaximumDensity 

(1) Within the RM zones, the maximum density is one dwelling unit per 3,000 square feet 
of lot area. 

(2) Within the RS and RX zones, the maximum number of dwelling units is that permitted 
by the applicable zone. The dwelling units are not required to be located on individual 
lots within the mobilehome park. 

(3) The maximum permitted density may be exceeded in accordance with Chapter 14, 
Article 3, Division 7 (Affordable Housing Density Bonus) . 

(b) Minimum Size of Mobilehome Park 

The minimum size of a mobilehome park is 3 acres. 

(c) Minimum Space Area for each Mobilehome 

(1) For each single-section unit, the minimum space area is 1,600 square feet. 

(2) For each multi-section unit, the minimum space area is 2,000 square feet. 

(d) Minimum Dimensions of a Mobilehome Park 

(l) The minimum lot width of the mobilehome park is 100 feet. 

(2) The minimum lot depth of the mobilehome park is 100 feet. 

(e) Minimum Width of Individual Mobilehome Space 

The-minimum width dimension for individual mobilehome spaces is 26 feet. 

(f) Perimeter Buffer Requirement 

A 20-foot-wide buffer shall be provided on the perimeter of the mobilehome park, except for 
vehicular and pedestrian access points, and shall consist of a combination of landscaping, 
berms, and low decorative walls, sufficient to screen the mobilehome park from adjacent 
properties. 
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Where applicable, pedestrian access shall be provided between the mobilehome park and 
adjacent land uses, consistent with the Transit Oriented Development Guidelines of the Land 
Development Manual. 

(h) Minimum Setback Requirements for Individual Mobilehome Spaces 

Individual mobilehome spaces shall observe the setbacks as set forth in Table 143..03B. 

Table 143-038 
Mobilehome Space Setback Requirements 

Description 

Front Mobilehome Space Setback 

Side Mobilehome Space Setback 

8 feet, measured from a private drive within the mobilehome 
pari< 

4feet 

0-foot is permitted provided the opposite side mobilehome 
space setback is at least 8 feet 

Private Street Side Mobilehome Space Setback 8 feet, measured from a private drive within the mobilehome 
pari< 

Rear Mobilehome Space Setback 3 feet 

8 feet If abutting a private drive 

(i) Maxim1llll Coverage 

The maximum permitted coverage for individual mobilehome spaces is 75 percent, including 
the mobilehome and any other enclosed structures. 

G) Common Area Open Space and Recreational Amenities 

(1) At least 250 square feet ofusable common open space is required for each mobilehome, 
not including driveways, walks, streets, parking and service areas. The common usable 
open space shall have no dimension less than 25 feet or at least 10 percent of the gross 
project area shall be devoted to usable common open space and active-use recreational 
facilities. 

(2) Common area open space requirements shall be separate from the perimeter buffer 
requirement. 

(k) Required Resident Parking 

Two parking spaces are required per mobilehome space, subject to the following: 

(1) At least one required parking space must be located on the mobilehome space; 

(2) Required parking located off of a mobilehome space must be sited within 200 feet from 
the home it is intended to serve; and 

• 

• 

(3) If both parking spaces are provided on the mobilehome space, the parking may be • 
provided in tandem. 

Ch. Art. Div. 
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There shall be 0.20 guest parking spaces provided for each mobilehome space in addition to 
the required resident parking spaces. The required guest spaces shall be evenly distributed 
throughout the mobilehome park. 

(m) Carport Requirement 

Each mobilehome space shall contain at least one single-car carport or fully enclosed garage. 
All carports shall include at least SO square feet of built-in storage area. 

(n) Landscaping Requirement 

Landscaping is required as part of the perimeter buffer requirement and common open space 
requirements. Additionally, at least 25 percent of the total area of the required front, side, 
and rear yards on individual mobilehome spaces shall be landscaped with a combination of 
grass, shrubs, and trees. 

( o) Required Refuse Collection Area 

A refuse storage space that is screened from public view shall be provided for each 
individual mobilehome space and each common open space area that contains recreation 
facilities. 

(p) Minimum Street-Width and Sidewalk Requirement 

( 1) Private drives internal to the mobilehome park shall be at least 32 feet wide if car 
parking is permitted on only one side of the street. 

(2) Private drives internal to the mobilehome park shall be at least 40 feet wide if car 
parking is permitted on both sides of the street. 

(3) Private drives internal to the mobilehome park shall be at least 20 feet wide if car 
parking is not permitted on either side of the street. 

( 4) Paved sidewalks that are at least 4 feet wide shall be provided on at least one side of 
every street in the mobilehome park. 

( q) Mobilehome Separation Requirements 

Mobilehomes shall be separated from other mobilehomes by at least the following 
dimensions, measured from structure to structure: 

(l) 8 feet from side to side; 

(2) 8 feet from side to front or rear; and 

(3) 6 feet from rear to rear, or front to front, or front to rear. 

(r) Projections and Overhangs 

(1) Projections, including roof overhangs, may encroach into the required mobilehome 
space setback areas that are not adjacent to private drives, provided they are no closer 
than 3 feet to the boundary line of the mobilehome space. 

Ch. Art. Div.
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(2) Projections, including roof overhangs, may encroach into the required mobilehome 
space setback area or mobilehome separation area, provided that a minimum 6-foot 
separation is maintained between the.edge of the projection and an adjacent 
mobilehome, building, accessory structure, or its projection. A minimum distance of 3 
feet must be maintained from the mobilehome projection and the adjacent mobilehome 
space boundary. 

(s) Additional Regulations 

(1) Siding shall be of nonreflective material. 

(2) Roofing shall be of nonreflective material consisting of concrete tiles; fiberglass 
shingles; or composition shingles, shakes, or tiles .. 

(3) Eaves shall be between 12 and 16 inches in length, measured from the vertical side of 
the exterior wall. 

(4) All site-added structures including steps, stoops, porches, and parking structures shall 
conform to the applicable provisions of the Uniform Building Code. 

(5) The exterior of the perimeter of all foundations shall conform to the applicable 
provisions of the Uniform Building Code and shall consist of poured concrete, masonry, 
or approved all-weather material. If the perimeter material is not masonry or concrete, it 
shall match the siding material of the mobilehome. 

(t) Discontinuance Policy 

Discontinuance of a mobilehome park requ~ compliance with all regulations of Chapter 
14, Article 3, Division 6 (Mobilehome Park Discontinuance and Tenant Relocation 
Regulations). 

§ 143.0345 SUpplemental Neighborhood Development Permit Regulations for Relocated 
Buildings 

(a) The following regulations apply to a Neighborhood Development Permit for any premises to 
which a building is proposed to be relocated and at least one existing building on the 
premises will remain. The proposed development including the relocated building is subject 
to all development and use regulations of the applicable zone. 

(b) The placement and design of the relocated building shall be compatible with other buildings 
on the premises in terms of building orientation,jloor area ratio, height and number of 
stories, roof design and composition of roofing materials, and siding and surface materials 
type. 

(c) The foundation along the exterior perimeter of the relocated building shall conform to the 
Building Regulations and shall consist of poured concrete, masonry, or approved all-weather 
material. If the foundation material is not masonry or concrete, it shall match the siding 
material of the building. 

§ 143.0350 SUpplemental Neighborhood Development Permit and Site Development Permit 
Regulations for Environmentally Sensitive Lands 

Ch. Art. 
I 14 3 • 

The following regulations apply to Neighborhood Development Permits and Site Development 
Permits required because of potential impacts to environmentally sensitive lands in addition to 

• 

• 

• 



• 

• 

• 

._ Chapter 14: General Regulations Final Draft - 09/05/97 

§ 143.0350 other indicated supplemental regulations. 
Cont'd 

(a) Lot Dimensions. Deviations may be permitted from the minimum lot dimensions required 
by the applicable zone if necessary to comply with Chapter 14, Article 3, Division 1 
(Environmentally Sensitive Lands Regulations). 

(b) Lot Area. Within the MHPA only, a deviation may be permitted from the minimum lot size 
requirement of the OR-1-2 zone if necessary to accommodate development within the 
development area and facilitate dedication of the remainder of the premises. This does not 
permit a deviation from the maximum permitted residential density for the OR-1-2 zone for 
the entire premises. 

(c) Setback Requirements. A deviation of up to 20 percent may be permitted from any required 
setback if necessary to comply with Chapter 14, Article 3, Division 1 (Environmentally 
Sensitive Lands Regulations), except that a deviation from the front setback in the RS or RE 
zones shall not be permitted in addition to what is permitted by Section 131.0443(a)(l ), 
when applicable. 

§ 143.0360 Supplemental Neighborhood Development Permit and Site Development Permit 
Regulations for Historical Resources 

The following regulations apply to Neighborhood Development Permits and Site Development 
Permits required because of potential impacts to historical resources in addition to other indicated 
supplemental regulations . 

(a) Lot Dimensions. Deviations may be permitted from the minimum lot dimensions required 
by the applicable base zone if necessary to comply with Chapter 14, Article 3, Division 2 
(Historical Resources Regulations). · 

(b) Setback Requirements. A deviation of up to 20 percent may be permitted from any required 
setback if necessary to comply with Chapter 14, Article 3, Division 2 (Historical Resources 
Regulations), except that a deviation from the front setback in the RS or REzones shall not 
be permitted in addition to what is permitted by Section 131.0443(a)(l ), when applicable. 

§ 143.0375 Maintenance Requirements for Neighborhood Development Permits and Site 
Development Permits 

§ 143.0380 

All development approved with a Neighborhood Development Permit or Site Development Permit 
is subject to the following regulations. 

(a) All developments shall be constructed and maintained in accordance with the approved plans 
and conditions contained in the Neighborhood Development Permit or Site Development 
Permit. 

(b) If a development includes open areas or recreational facilities to be used by the residents or 
employees of the development, the permit shall include a plan for the preservation of the 
common elements of the property that is acceptable to the City Manager. 

Phased Site Development Permits 

Construction of development requiring a Site Development Permit may be phased subject to the 
following regulations pertaining to each phase of development. Development pursuant to a 
Neighborhood Development Permit may not be phased. 

Ch. Art Div. 
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(a) Where construction is to be phased over a period of time, the applicant shall provide plans 
corresponding to each phase at the time of Site Development Permit submittal and shall 
include a proposed construction schedule and an illustration of the various phases of 
development. 

(b) The plans corresponding to each phase shall clearly delineate all fundamental project 
elements integral to implementation of that particular phase, including landscaping, open 
space, parking, and recreational facilities. Each phase must assure that the provision of 
fundamental project elements will correspond with the demand to provide the associated site 
facilities and improvements necessary to support the density or intensity of each phase of 
development. 

(c) The phasing program shall address the interim use of all areas where development will occur 
at a later date, including identification of the interim landscape and irrigation measures to be 
used to assure that portions of the site that may be graded or disturbed in the initial phase of 
project implementation but not be developed until a later phase, will be adequately mitigated. 

(d) Where construction is to be phased over a predetermined period, the phasing program shall 
be based on the projected population growth and availability of public facilities of the 
designated economic support area. 

114 3: 3 .... 
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Article 3: Supplemental Development Regulations 

Division 4: Planned Development Permit Regulations 

§ 143.0401 Purpose of Planned Development Permit Regulations 

The pwpose of these regulations is to provide flexibility in the application of development 
regulations for projects where strict application of the base zone development regulations would 
restrict design options and result in a less desirable project. The intent of the Planned 
Development Permit regulations is to accommodate, to the greatest extent possible, an equitable 
balance of development types, intensities, styles, site constraints, project amenities, public 
improvements, and community and City benefits. The regulations in this division provide the 
standards and guidelines by which applications for Planned Development Permits will be 
evaluated. 

§ 143.0402 When Planned Development Permit Regulations Apply 

This division applies to all development proposals for which a Planned Development Permit is 
requested, in accordance with Table 143..()4A. 

Table 143-04A 
Supplemental Planned Development Permit Regulations Applicability 

Type ot Development Proposal Applicable Sections Required Development (1) 
Permit/Decision Process 

Residential development requesting 143.0403, 143.0410, 143.0420 PDP/Process 4 
deviations tr,am applicable zone 
regulations 

Commercial and Industrial development 143.0403, 143.0410, 143.0460 PDP/Process 4 
requesting deviations from applicable 
zone regulations 

Developments within land use plans 143.0403, 143.0465 PDP/Process 3 
where a Planned Development Permit is 
recommended when other discretiornuy 
actions are requested 

Rural cluster development in the AR and 143.0403, 143.0410, 143.0420, PDP/Process 4 
OR zones 143.0440 

Rural cluster development with increased 143.0403, 143.0410, 143.0420, PDP/Process 5 
density in the AR-1-1 and OR-1-2 zones 143.0450 
within the future urbanizing area 

Residential development in RS zones of 143.0403, 143.0410, 143.0420, PDP/Process 4 
urbanized communities where a Planned 143.0430 
Development Permit is requested 

Footnotes to Table 143..()4A 

( 
1
) The Planned Development Permit shall be decided in accordance with the highest level 

decision process that could have applied to the development. 

(Z) A Planned Development Permit may not be requested for a single dwelling unit on an 
individual, single dwelling unit lot . 

Ch. Art Div 
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§ 143.0403 Permitted Uses with a Planned Development Permit 

The following regulations apply to all Planned Development Permits. 

(a) The following uses may be permitted within any Planned Development. 

(1) Any use permitted in the base zone or the applicable land use plan. Unlawful uses on 
any portion of the premises shall be terminated or removed as a requirement of the 
Planned Development Permit 

(2) Accessory uses associated with any permitted use may be permitted as long as the 
accessory use serves only the occupants and guests of the proposed development. 

(3) Uses permitted by Neighborhood Use Permit or Conditional Use Permit within the base 
zone. A separate use permit shall accompany, and will be processed concurrently with, 
an application for a Planned Development Permit. Conditions relating to the particular 
use will be included in the applicable use permit and may also be referenced·in the 
Planned Development Permit. An amendment to a use pennit need not be accompanied 
by an amendment to the Planned Development Permit unless the amendment involves 
exterior modifications to the premises that are not in substantial conformance with the 
approved Planned Development Permit. 

(b) Changes of use on a premises will not require an amendment of the approved Planned 

• 

Development Permit, if the proposed use is permitted in the applicable zone and no exterior • 
modifications to the existing structures or associated exterior facilities will be required to 
accommodate the proposed use change. Proposed changes of use that will result in exterior 
modifications to the existing structures require an amendment to the approved Planned 
Development Permit when the modifications are not in substantial conformance with the 
approved Planned Development Permit. 

(c) After construction of a development in accordance with a Planned Development Permit 
proposed uses that require a Neighborhood Use Permit or Conditional Use Permit may be 
permitted without an amendment to the Planned Development Permit unless the amendment 
involves exterior modifications to the premises that are not in substantial conformance with 
the approved Planned Development Permit. 

§ 143.0410 General Development Regulations for Planned Development Permits 

Ch. Art Div 
! 14 • 3 I 4 

The following regulations are applicable to developments for which a Planned Development 
Permit is requested when identified in Table 143-04A. 

(a) Deviations 

(1) The base zone development regulationsapply to all developments except to the extent 
that deviations are included as part of the approved Planned Development Permit. 

(2) In accordance with the purpose of this division, deviations from the applicable base 
zone development regulations may be requested in order to provide flexibility in 
achieving a zone-equivalent project design that will be consistent with the intent of the 
base zone. Significant deviations from the base zone regulations that are not consistent 
with the purpose of this division require a variance in conjunction with the approval of 
the Planned Development Permit. • 
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(3) A Planned Development Permit may not be used to request deviations from any of the
following regulations: 

(A) Maximum building height of 30 feet for the area in the Coastal Height Limit 
Overlay Zone as identified in Section 132.0502; 

(B) Floor area ratio for the entire premises; 

(C) Residential density unless an affordable housing density bonus is obtained in 
accordance with Chapter 14, Article 3, Division 7 (Affordable Housing Density 
Bonus Regulations); 

(D) Applicable supplemental regulations identified in Table 143-04A; 

(E) The regulations in Chapter 14, Article 3, Division 1 (Environmentally Sensitive 
Lands Regulations); and 

(F) The regulations in Chapter 14, Article 3, Division 2 (Historical Resources 
Regulations). 

(b) Density and Intensity 

(1) The number of dwelling units or total gross floor area to be built on the premises shall 
not exceed that set forth by the applicable zone and the applicable land use plan, and 
shall be based on the area of the entire premises. The dwelling units or gross floor area 
may be distributed without regard to the proposed lot boundaries . 

(2) If the premises is located in two or more zones, the maximum number of dwelling units 
or the gross floor area permitted on the premises shall be the sum of the dwelling units 
or the gross floor area permitted in each of the zones and may be distributed· without 
regard to the zone boundaries. 

(3) If the Planned Development Permit includes property that is shown as part of a 
designated open space system in the applicable land use plan, and is accepted by the 
City as dedicated open space, that portion of the property may be included in the 
calculation of the overall project density by using the density of the base zone. 

( 4) The areas of the premises that are designated for public or private streets may not be 
utilized in the calculation of maximum density. 

(5) The areas of the premises that are designated for private drives may be used in the 
calculation of maximum density. 

(c) Public Transportation 

Access to or improvements for public transportation shall be provided as required by the 
Metropolitan Transit Development Board. 

(d) Parking and Access 

(1) Off-street parking spaces shall be sufficient in size and quantity to accommodate all of 
the proposed uses on the premises. 

(2) Parking areas and access drives should be located to avoid conflicts with internal 
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pedestrian circulation, street systems, and adjacent properties. 

(3) · The circulation plan shall indicate the location of vehicular and pedestrian access on the 
site between the public right-of-way, building entrances, sidewalks, public transit 
facilities, and loading/service facilities. Pedestrian access to the surrounding streets 
should be maximized. 

(e) Landscaping 

(1) Allland~ping shall comply with requirements of Chapter 14, Article 2, Division 4 
(Landscape Regulations). 

(2) The pattern of landscaping and the materials used in the development should be 
generally consistent in species, quantity, and size with that of the surrounding area 
unless otherwise specified in the applicable land use plan. 

(f) Fences and Walls 

Fences and walls on individual lots should be located within the developed portion of the 
premises and should not be located in a manner that will encroach into or enclose or isolate 
portions of the premises designated to be preserved as open space. 

(g) Signs 

A preliminary concept sign program, including criteria for the location and design of all 

• 

signs to be used on the premises, shall be submitted. All signs shall comply with Chapter 14, • 
Article 2, Division 12 (Sign Regulations). 

Ch. Art Div 

(h) Accessory Structures 

(1) The development may include accessory commercial, office, utility, maintenance, and 
recreational facilities provided the facilities are limited in size, use, and capacity to 
serve only the needs of the occupants and guests of the development. 

(2) Accessory structures, including trash enclosures, shall be architecturally compatible in 
style and building materials with the primary buildings on the premises. 

(i) Shadow Plan 

When it is determined that the structures or landscaping within a proposed development may 
have an impact on an adjacent property's access to solar exposure, a shadow plan will be 
required to ensure that potential impacts will be minimized. 

G) Criteria For Development Design 

The following design criteria will be used to evaluate proposed developments in conjunction 
with the required .findings. 

(1) The overall development design should be comprehensive and should demonstrate the 
relationships ·of the proposed development on-site with existing development off-site . 

(2) The scale of the project should be consistent with the neighborhood scale as represented 
by the dominant development pattern in the surrounding area or as otherwise specified 
in the applicable land use plan. 

! 141 3:4AM 
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(3) Buildings, structures, and facilities on the premises should be well integrated into, 
oriented towards, and related to, the topographic and natural features of the site. 

(4) Proposed developments should avoid repetitious development patterns that are 
inconsistent with the goals of the applicable land use plan. 

(5) Buildings should avoid an overwhelming or dominating appearance as compared to 
adjacent structures and development patterns. Abrupt differences in scale between 
large commercial buildings and adjacent residential areas should be avoided. Instead, 
gradual transitions in building scale should be incorporated. 

(6) Larger structures should be designed to reduce actual or apparent bulk. This can be 
achieved by using pitched roof designs, separating large surface masses through 
changes in exterior treatment, or other architectural techniques. 

(7) To the greatest extent possible, landscaping should be used to soften the appearance of 
blank walls and building edges and enhance the pedestrian scale of the development. 

(8) Elements such as curbside landscaping, varied setbacks, and enhanced paving should be 
used to enhance the visual appearance of the development. 

(9) Roof fonns should be consistent in material, design, and appearance with existing 
structures in the surrounding neighborhood. Plant materials and other design features 
should be used to define and enhance the appearance of roof spaces, especially flat 
roofs that are visible from higher elevations . 

(1 0) Building material and color palettes should be consistent with applicable guidelines in 
the applicable land use plan, if provided. 

Supplemental Planned Development Permit Regulations for Residential 
Development 

In addition to the general regulations for all Planned Development Permits, the following 
supplemental regulations apply to all Planned Development Permits that include residential 
development, when identified in Table 143-04A: 

(a) Open Space 

(1) For proposed development within the zones shown in the frrst column in Table 143-
04B, the open space requirements shown in the second and third columns apply. 

Table 143-048 
Open Space Requirements for Planned Development Permits 

Zone Minimum Usable Open Spa~ Minimum Total Open Spa~flequlred 
Required per Dwelling Unit per Dwelling Unit 

OR-1-1 - 4ac 

OR-1-21" 1 - 4ac 

AR-1-1 1" 1 - 2ac 

AR-1-2 -· 17,400 sq. ft. 

RE-1-1 - 4ac 

RE-1·2 -- 2ac 

Ch. Art Div 
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Zone Mfnlmum Usable Open Spa~ lllnlmum Total Open~ flequlred 
Required per DweiHng Unit per Dwelling Unit 

RE-1·3 - 17,400sq. ft. 

RS.t-1, RS.1-8 7,000 sq. ft. 14,000 sq. ft. 

RS·1·2, RS.1-9 3,500 sq. ft. 7,000 sq. ft. 

RS-1-3, RS·1·10 2,625 sq. ft. 5,250 sq. ft. 

RS.1·4, RS.1·11 1, 750 sq. ft. 3,500 sq. ft. 

RS-1·5, RS.1-12 1,200 sq. ft. 2.400 sq. ft. 

RS.1-6, RS-1·13 900 sq. ft. 1 ,800 sq. ft. 

RS·1·7, RS·1·14 750sq. ft. 1,500 sq. ft. 

RX-1-1 625 sq. ft. 1,250 sq. ft. 

RX·1·2 500sq. ft. 1,000 sq. ft. 

RM-1-1 500sq. ft. 500sq. ft. 

RM+2 375 sq. ft. 375sq. ft. 

RM+3 300sq. ft. 300sq. ft. 

RM-2-4 220sq. ft. 220sq. ft. 

RM-2·5 190 sq. ft. 190 sq. ft. 

RM-2-6 155 sq. ft. 155 sq. ft. 

RM-3·7 125 sq. ft. 125 sq. ft. 

RM-3-8 100 sq. ft. 100 sq. ft. 

RM-3-9 90 sq. ft. 90 sq. ft. 

RM-4·10 75 sq. ft. 75 sq. ft. 

RM-4·11 75 sq. ft. 75 sq. tt. 

RM-5-12 125sq. ft. 125 sq. ft. 

Footnotes for Table 143-04B 

(I} Total open space includes usable open space plus any other areas to be left as open space. 

(2) Usable open space includes private exterior open space and common open space that is 
functional to residents. 

(J) For open space requirements for residential rural cluster development with increased density 
in the AR-1-1 and OR-1-2 zones within the future urbanizing area, see Section 143.0450(c). 

(2) The minimum required open space shall be based on the total number of dwelling units 
on the entire premises and may be located without regard to existing or proposed lot 
lines. 

(3) If the premises is located in two or more zones, the amount of open space required in 
the Planned Development shall be the sum of the open space required in each of the 

• 

• 

zones applied to the dwelling units at the same percentage that the site area is occupied • 
by each zone. The open space may be located without regard to the zone boundaries. 

Cit Art Div 
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(4) The usable open space required in Table 143-04B, shall be generally contiguous and 
moderately level, with an overall gradient not exceeding 10 percent. Usable open space 
shall not include land occupied by buildings, structures, streets, driveways, or parking 
areas but may include outdoor recreational facilities. 

(5) All common open space on the project site, including recreational facilities, shall be 
readily accessible to all occupants and should, wherever possible, be physically 
connected to other common open space areas on the premises. 

(6) If an Affordable Housing Density Bonus Agreement or a Density Bonus and 
Affordable Housing Deviation has been approved for the development, the open space 
area requirement shall be the total of the following: 

(A) Open space based on the zone in which the property is located, multiplied by the 
number of dwelling units permitted in that zone; plus 

(B) Open space based on the next more dense residential zone, multiplied by the 
number of dwelling units in excess of the number permitted in the zones in which 
the property is located. 

(b) Recreational Facilities in Multiple Dwelling Unit Zones: 

Proposed multiple dwelling unit developments exceeding 10 dwelling units shall include, 
within the common open space, at least one of the following recreational amenities: a tot lot, 
a barbecue area with picnic tables and shade structure, a sport court or field, a swimming 
pool, or a golf course . 

(c) Fences and Walls 

Fences or walls that are generally parallel to the public right -of-way and that exceed 1 00 feet 
in length shall be articulated with vertical elements spaced at no more than 25 feet on center. 
The vertical elements shall be made an integral part of the fence or wall and shall be a 
minimum of 12 inches wide. 

(d) Building Coverage 

Building coverage shall not exceed 60 percent of the site area. 

§ 143.0430 Supplemental Planned Development Permit Regulations for Residential 
Development in RS Zones in Urbanized Communities 

In addition to the general regulations for all Planned Development Permits and supplemental 
regulations for residential developments, developments requesting a Planned Development Permit 
in the urbanized communities in the RS Zones or in areas combining RS and any other zone 
permitting residential use are subject to the following regulations: 

(a) Density 

(1) Density may not exceed the average density of all similarly zoned single dwelling unit 
properties within a 500-foot radius of the site . 

(2) For developments that combine land zoned for both single dwelling unit and multiple 
dwelling unit use, that portion of the property zoned for single dwelling unit use shall 

Ch. Art Div 
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not exceed the density for that area as calculated by the single dwelling unit zone, the 
land use designation of the applicable land use plan, or the 500-foot radius analysis 
whichever is less. 

(3) For density purposes, vacant or unimproved legal lots zoned for single dwelling unit use 
within the 500-foot radius analysis area shall be calculated for one dwelling unit. 

( 4) Similarly zoned properties approved or developed pursuant to discretionary permits 
before October 16, 1989, shall be excluded from the calculation of average density. 

(b) Bulk and Scale 

(l) Building mass and bulk shall be similar to the surrounding neighborhood as evaluated 
within a 500-foot radius of the proposed development. 

(2) Buildings may vary by up to 50 percent of the average floor area ratio of the existing 
neighborhood for individual lots, but may not exceed the maximum floor area ratio 
permitted l:>y the base zone for the entire premises. 

(3) Buildings may vary on the maximum diagonal plan dimension. 

(4) The overriding objective is that the project average ofbulk and scale be consistent with 
the existing surrounding neighborhood as evaluated within a 500-foot radius of the 
proposed development. 

(c) Infill Design 

Development design shall incorporate architectural elements that have a pronounced 
importance in establishing compatible infill design. 

(d) Deviations 

Deviations from applicable zone development regulations permitted in accordance with 
Section 143.0410(a), shall be permitted only if it is shown that similar situations exist within 
the surrounding neighborhood or that the modifications to the regulations are beneficial to 
the neighborhood because of unique circumstances pertaining to the subject property. 

§ 143.0440 Supplemental Planned Development Permit Regulations for Residential Rural 
Cluster Development in the AR and OR Zones 

In addition to the general regulations for all Planned Development Permits and supplemental 
regulations for residential developments, the following regulations apply to all residential Planned 
Development Permits for rural cluster developments in the AR and OR zones: 

(a) Density 

( 1) Within the AR zones, the maximum residential density permitted shall be as specified in 
the applicable zone, with the units clustered to preserve the remainder of the premises in 
its natural state until and if complete development at urban densities is ever deemed 
appropriate. Within the future urbanizing area, the reservation of future development 

• 

• 

potential will require the use of covenants. conditions, restrictions, or other mechanisms • 
as determined by the City Manager to insure that the undeveloped portion of the 
property remains undeveloped until the future urbanizing area land is shifted to the 
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planned urbanizing area. 

(2) Within the OR zones, the maximum residential density permitted shall be as specified in 
the applicable zone, with the units clustered and located with the allowable development 
area in accordance with Section 131.0250. The remainder of the premises shall remain 
in its natural state as a condition of the Planned Development Permit approval. 

(3) Conditions and requirements that are consistent with the applicable zone corresponding 
to the density of the development in the clustered portion of the premises may be 
imposed on the planned development. 

( 4) Within the future urbanizing area, the area of a golf course meeting the criteria of 
Section 143.0440(c)(5) may be used in the calculation of total permitted residential 
density. 

(b) Subdivision Requirement 

With a Planned Development Permit, a subdivision is not required for clustered dwelling 
units on a single existing lot, unless subsequent use of the dwelling units would require a 
subdivision pursuant to the Subdivision Map Act. 

(c) Open Space Requirement 

(l) The total open space required for the premises shall be based on Table 143-04B. The 
required open space may be distributed throughout the proposed development and need 
not be provided on each lot . 

(2) Any usable open space provided shall be located within or adjacent to the clustered 
development portion of the premises. 

(3) For developments in the OR Zones, the remainder of the premises not being developed 
shall be offered to the City for dedication as park land. 

(4) Recreational facilities shall be designed to serve only the occupants and guests of the 
development. However, within the future urbanizing area, golf courses open to the 
public and their customary incidental, supportive facilities (excluding lodging facilities) 
need not be restricted provided that a pennanent and irrevocable open space easement is 
established that covers the area of the golf course. A golf course open to the public 
means a public golf course or a private golf course on public or private land that is open 
to the public on a daily fee basis or that offers memberships to the public. 

(5) Within the future urbanizing area, the area of a golf course meeting the criteria of 
Section 143.0440(c)(5) may be used in the calculation of total required open space. 

Supplemental Planned Development Permit Regulations for Residential Rural 
Cluster Development with Increased Density 

In addition to the general regulations for all Planned Development Permits and supplemental 
regulations for residential developments, the following regulations apply to all residential rural 
cluster developments requesting increased density that are located in the AR -1-1 and OR -1-2 
zones within the future urbanizing area. Approval of a proposed development in accordance with 
this section shall require the .findings in Section 126.0604(b) to be made. 

Ch. Art 
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(1) Within the AR-1-1 and OR-1-2 zones within the future urbanizing area, the maximum 
permitted density with the increased density rural cluster alternative is one dwelling unit 
per 4 acres with the dwelling units clustered. The remainder of the premises where no 
development is proposed shall be maintained in its natural state with no future 
development potential. The utilization of this increased density alternative shall require 
the provision of housing within the premises, affordable to low or very low income 
families, in accordance with Section 143.0450(d). 

(2) Conditions and requirements may be imposed on the planned development that are 
consistent with the base zone corresponding to the density of the development in the 
clustered portion of the premises. 

(3) The area of a golf course meeting the criteria of Section 143.0450( c )(7) may be used in 
the calculation of total permitted residential density. 

(b) Subdivision Requirement 

With a Planned Development Permit, a subdivision is not required for clustered dwelling 
units on a single, existing lot. 

(c) Open Space Requirements 

(1) The total open space required for the premises is 2 acres per dwelling unit. There is no 

• 

usable open space requirement. The required open space may be distributed throughout • 
the proposed development and need not be provided on each lot. 

(2) Any usable open space provided shall be located within or adjacent to the clustered 
development portion of the premises. 

(3) The increased density rural cluster alternative will require that the Planned Development 
use covenants, conditions, and restrictions or other mechanisms, including dedication, 
that are acceptable to the City Manager to insure that the undeveloped portion of the 
premises remains undeveloped in perpetuity. 

( 4) Increased density rural cluster developments shall be designed to incorporate an open 
space element that visually or physically connects to a planned or existing open space 
system or an environmental resource corridor as identified in the applicable land use 
plan. Rural cluster developments that incorporate an open space element that 
effectively achieves a physical or visual connection to a planned or existing open space 
system or an environmental resource corridor may deviate from the open space 
requirements in Table 143-04B and Section 143.0450(c)(l). 

(5) Increased density rural cluster developments that are not visually or physically 
connected to a planned or existing open space system or an environmental resource 
corridor shall incorporate a design that maximizes open space opportunities consistent 
with the open space requirements of the applicable land use plan. 

( 6) Recreational facilities shall be designed to serve only the occupants and guests of the • 
planned development. However, within the future urbanizing area, golf courses open to 
the public and their customary incidental, supportive facilities (excluding lodging 



• 

• 

• 

,... Chapter 14: General Regulations Final Draft - 09/05/97 

§ 143.0450 
Cont'd 

facilities) need not be restricted provided that a permanent and irrevocable open space 
easement is established that covers the area of the golf course. A golf course open to 
the public shall mean a public golf course or a private golf course on public or private 
land that is open to the public on a daily fee basis or that offers memberships to the 
public. 

(7) The area of a golf course meeting the criteria of Section 143.0450(c)(7) may be used in 
the calculation of total required open space. 

(d) Affordable Housing Requirement for Increased Density Rural Cluster Development: 

In the AR-1-1 and OR-1-2 zones within the future urbanizing area, Planned Developments 
using the increased density rural cluster alternative are required to provide housing units 
within the development, that are affordable to low income families, as certified by the San 
Diego Housing Commission. 

(1) The affordable housing obligation may be fulfilled by one of the following: 

(A) A set-aside of no less than 20 percent of the units for occupancy by, and at rates 
affordable to,families earning no more than 65 percent of the median area income, 
adjusted for family size; or 

(B) A dedication of developable land of equivalent value. 

(2) Affordable housing shall be appropriately designed and integrated into the overall 
development plan . 

(3) Development incentives available through government programs, including a density 
bonus in accordance with Chapter 14, Article 3, Division 7 (Affordable Housing 
Density Bonus Regulations), where appropriate, may be used to meet all or a portion of 
this obligation. 

(4) Units restricted under this section shall remain affordable for the remaining life of the 
housing unit, which is presumed to be a minimum of 55 years. 

(e) Subarea Plan Requirement in the North City Future Urbanizing Area 

(1) Within the North City Future Urbanizing Area as defined by the Progress Guide and 
General Plan, a subarea plan shall be prepared pursuant to the General Plan. The 
subarea plan shall be developed consistent with the North City Future Urbanizing Area 
Framework Plan, as approved by the California Coastal Commission on May 14, 1993. 
Alternatively, the applicant must demonstrate that, at a minimum, all public facilities 
within the subarea (as designated by the Progress Guide and General Plan) have been 
sited; a Purchase Agreement for the public facility sites has been completed; mixed use 
centers within the subarea have been sited; the street system to access the mixed use 
centers and public facilities has been aligned; a financing plan for the project area, 
subarea, or larger planning area has been completed; and open space boundaries have 
been refined if the project deviates from the environmental tier boundaries shown in the 
Progress Guide and General Plan. 

(2) Section 143.0450(e)(l) shall not apply to any project for which an application was 
deemed complete on or before December 10, 1990, and which includes a golf course 
that is open to the public provided, however, that any such project shall fully participate 
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in the Public Facilities Financing Plan, Interim Fees, and the school Facilities Master Plan, and 
that a development agreement shall be executed for the project. 

§ 143.0460 Supplemental Planned Development Permit Regulations for Commercial and 
Industrial Development 

In addition to the general regulations for all Planned Development Permits, the following 
supplemental regulations shall apply to all commercial and industrial developments: 

(a) Accessory Structures 

The proposed development may include accessory commercial, office, utility, maintenance, 
and recreational facilities provided these facilities are limited in size, use, and capacity to 
serve only the occupants and guests of the development. 

(b) Maximum Floor Area Ratio 

On an individual premises, any structure may exceed the permitted floor area ratio provided 
the total floor area ratio for the entire development does not exceed that permitted by the 
applicable zone. 

(c) Ground Floor Occupancy 

For commercial development within commercial zones that permit retail uses, at least 50 
percent of all gross ground floor area or principal pedestrian level area shall be used for retail 
sales and commercial services. 

(d) Fences and Walls 

Fences and walls that are generally parallel to the public right-of-way and exceed 150 feet in 
length shall be articulated with vertical elements spaced at no more than 50 feet on center. 
These vertical elements shall be a minimum of 12 inches wide. 

(e) Outdoor Amenities 

(1) Industrial developments should include outdoor eating or recreation areas available to 
all employees of the premises. 

(2) Commercial developments should include public open areas or plazas that are accessible 
to the general public. 

(f) Parking and Access 

(1) No more than 75 percent of all required parking on the site should be located between 
the public right-of-way fronting the property and the structure on the site located closest 
to the public right-of-way. 

(2) No vehicle parking aisles should end without providing an area in which vehicles may 
turn around or providing vehicular access to an adjacent driveway or public right-of
way, unless otherwise determined appropriate by the City Manager. 

• 

• 

• 
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§ 143.0465 Supplemental Planned Development Permit Regulations for Planned Development 
Permits Recommended by a Land Use Plan 

Within land use plans that recommend a Planned Development Pennit in conjunction with any 
other discretionary action, and when no deviations from the applicable zone regulations are 
requested, the proposed development shall be subject to all development regulations of the 
applicable zone. When any deviation is requested, the proposed development is subject to 
Section 143.0410 and Section 143.0420 or Section 143.0460, as appropriate for the type of 
development proposed. 

§ 143.0473 Maintenance Requirements for Planned Development Permits 

§ 143.0475 

§ 143.0480 

All approved Planned Development Permits must be maintained in compliance with the following 
regulations: 

(a) All developments shall be constructed and maintained in accordance with the approved plans 
and conditions contained within the approved Planned Development Permit. 

(b) If a proposed development includes open areas or recreational facilities to be used by the 
residents or employees of the development, the approved permit shall include a plan for the 
preservation of the common elements of the property that is acceptable to the City Manager. 

Phased Planned Development Permits 

Construction of developments requesting a Planned Development Permit may be phased subject 
to the following regulations pertaining to each phase of development. 

(a) Where construction pursuant to a Planned Development Permit is to be phased over a period 
of time, plans corresponding to each phase shall be provided by the applicant at the time of 
Planned Development Permit submittal and shall include a proposed construction schedule 
and an illustration of the various phases of development. 

(b) The plans corresponding to each phase shall clearly delineate all fundamental project 
elements integral to implementation of that particular phase, including landscaping, open 
space, parking, and recreational facilities. Each phase must assure that the provision of 
fundamental project elements will correspond with the demand to provide the associated site 
facilities and improvements necessary to support the density/intensity of each phase of 
development. 

(c) The phasing program shall address the interim use of all areas where development will occur 
at a later date, including identification of the interim landscape and irrigation measures to be 
used to assure that portions of the site that may be graded or disturbed in the initial phase of 
project implementation but not be developed until a later phase, will be adequately mitigated. 

(d) Where construction pursuant to a Planned Development Permit is to be phased over a 
predetermined period, the phasing program shall be based upon the projected population 
growth and availability of public facilities of the designated economic support area. 

Master Planned Development Permit Criteria 

(a) A Master Planned Development Permit may be processed for any proposed development that 
will comply with the primary and supplemental regulations of this division and proposes to 
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incorporate conceptual development criteria for portions of the premises intended for future 
or phased development. Development criteria for the Master Planned Development Permit 
shall include standards, in text and graphic form, for the following project elements, which 
would be applicable over the entire Master Planned Development Permit area at the time of 
submittal and would become effective upon recordation of the Master Planned Development 
Permit. 
(1) Conceptual site plan indicating the location of all proposed lots, building pads, streets, 

driveways, grading areas, landform alteration quantities, and existing and proposed 
public facilities. 

(2) Landscaping that complies with Chapter 14, Article 2, Division 4. 

(3) Parking and relevant design criteria to provide adequate parking facilities, 
configurations, and dimensions pursuant to requirements of Chapter 14, Article 2, 
DivisionS (Parking Regulations). 

(4) Building orientation requirements of the applicable Planned Development Permit 
primary and supplemental regulations. 

(5) Public transportation facilities consistent with adopted plans and programs of the 
Metropolitan Transit Development Board. 

( 6) Recreational facilities. 

(7) Traffic and pedestrian circulation plans. 

(8) Conceptual plans for and/or descriptions of structural designs, building materials, 
architectural themes, criteria to achieve minimum articulation, and measures to achieve 
compatibility with existing and future development on the site. 

(9) A site density transfer chart and corresponding information to accurately reflect and 
record the subsequent transfer of units or gross floor area throughout the development. 

(b) Where specific site or building plans may not be included for any portion of the 
development at the time of approval of a Master Planned Development Permit, subsequent 
phases of development to include these portions of the Master Permit area will be required to 
demonstrate compliance with the criteria established by the applicable guidelines of this 
division. 

(c) Unless otherwise specified in the Planned Development Permit, an evaluation of subsequent 
development proposals' conformance with the minimum standards of the Master Planned 
Development Permit shall be performed by the City Manager in accordance with the 
substantial conformance review process in Section 126.0112. 

(d) If the proposed ·development or elements of the proposed development are to be phased over 
a period of time, the applicant must provide the City Manager with information and criteria 
relevant to projectcompliance with Section 143.0475 before approval of the Master Planned 
Development Permit. 

• 

•• 

• 
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Article 3: Supplemental Development Regulations 

Division 5: SRO Hotel Regulations 

§ 143.0510 Purpose of SRO Hotel Regulations 

The purpose of these regulations is to ensure the retention of the existing number of SRO hotel 
rooms and to provide assistance to tenants of SRO hotel rooms that will be displaced by the 
demolition, conversion, or rehabilitation of existing SRO hotel rooms. These regulations are 
intended to benefit the general public by minimizing the adverse impact on the housing supply 
and on displaced persons, particularly those who are very low income, elderly, or disabled, 
resulting from the pennanent or temporary loss of SRO hotel rooms through their demolition, 
conversion, or rehabilitation. 

§ 143.0515 When SRO Hotel Regulations Apply 

This division applies to any development that proposes the demolition or rehabilitation of all or 
part of an SRO hotel or SRO hotel rooms or the conversion of all or part of an SRO hotel or SRO 
hotel rooms to another use, except as provided in Section 143.0520. 

§ 143.0520 Exemptions from SRO Hotel Regulations 

§ 143.0530 

(a) The regulations in sections 143.0540 and 143.0550 do not apply to the following 
demolitions or conversions: 

(1) Conversion of all or part of an SRO hotel or SRO hotel room to a very low income 
housing project. 

(2) Demolition of all or part of an SRO hotel or SRO hotel room to allow for the new 
construction of a very low income housing project on the same site within 2 years 
pursuant to an agreement with the San Diego Housing Commission. 

(3) Demolitions or conversions that result in the development of a project for housing low 
income senior citizens that is operated by a nonprofit corporation. 

(b) The City Council may exempt demolition or conversion of all or part of an SRO hotel or 
SRO hotel room that is necessary to implement a redevelopment project. An exemption 
under this section shall not be granted by the City Council unless it finds that the proposed 
project will contribute to the public health, safety, and welfare and that the contribution 
exceeds the negative impact on the supply of SRO hotels and SRO hotel rooms that will 
result from the demolition or conversion. An exemption under this section shall not exempt 
a redevelopment agency from requirements for replacement and other applicable 
requirements under California Community Redevelopment Law or other state or federal 
laws. · 

Administration of SRO Hotel Regulations 

The San Diego Housing Commission or successor agency, as the agency responsible for 
administering the SRO hotel regulations, shall do the following: 

(a) Review each application for a permit to demolish or convert a hotel to identify any SRO 



> Chapter 14: General Regulations Final Draft - 09/05/97 

§ 143.0530 
Cont'd 

hotel or SRO hotel room that is not exempt from these regulations under Section 143.0520. 

(b) Advise the applicant of the requirements of these regulations. 

(c) Review each replacement plan prepared by an applicant and advise the applicant as to 
whether or not the plan satisfies the requirements of these regulations. A replacement plan is 
a plan to replace SRO hotel rooms that is prepared by the applicant, approved by the San 
Diego Housing Commission, and incorporated into a Housing Replacement Agreement. 

(d) For each replacement plan that meets the requirements of these regulations, draft and 
execute with the applicant, a Housing Replacement Agreement that incorporates the terms of 
the replacement plan. A Housing Replacement Agreement is a written agreement between 
the San Diego Housing Commission and the applicant specifYing the manner in which the 
housing replacement requirements in Section 143.0550 will be met. 

(e) Prepare and implement a system to monitor compliance of the Housing Replacement 
Agreements with the regulations in this division. 

(f) Manage the City of San Diego Single Room Occupancy Hotel Replacement Fund and cause 
replacement units to be acquired, constructed, or rehabilitated. 

§ 143.0540 Demolition or Conversion Permit Requirement for SAO Hotel Rooms 

Before a permit to convert or demolish all or part of an SRO hotel or SRO hotel room is issued, 
the applicant shall execute a Housing Replacement Agreement with the San Diego Housing 
Commission in accordance with Section 143.0550. 

§ 143.0550 Housing Replacement Requirement for SAO Hotel Rooms 

(a) Replacement SRO hotel rooms shall be provided within the community plan area in which 
the SRO hotel rooms were demolished or converted unless the San Diego Housing 
Commission approves alternate sites on public transportation corridors outside the 
community plan area. The replacement rooms shall be completed and ready for occupancy 
before occupancy of the redeveloped site upon which the former SRO hotel rooms were 
located. 

(b) Replacement SRO hotel rooms shall be made available to and occupied by very low income 
households at rents affordable to a very low income, single-person household as most 
recently established by the U.S. Department of Housing and Urban Development or 
successor agency for the San Diego Standard Metropolitan Statistical Area. 

(c) Occupancy and affordability restrictions shall be recorded for at least 30 years. 

(d) SRO hotel rooms shall be provided at a ratio of one replacement room for each existing SRO 
hotel room proposed to be demolished or converted. The replacement rooms shall be 
provided by one of the following methods: 

(1) Construction ofnew SRO hotel rooms; 

• 

• 

(2) Rehabilitation or conversion of hotel rooms that have been continuously vacant for 
more than one year before the permit application for use as SRO hotel rooms. 
Rehabilitation means reconstruction, renovation, repair, or other improvement to all or • 
part of an SRO hotel or an SRO hotel room; 

Ch. Art. 
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(3) Conversion of nonresidential structures to SRO hotel rooms; 

( 4) In lieu of providing SRO hotel rooms, an applicant may contribute to the Single Room 
Occupancy Hotel Replacement Fund. The amount of the contribution shall be equal to 
50 percent of the replacement cost of the SRO hotel rooms to be demolished or 
converted. That cost shall be calculated by multiplying one-half of the hotel area 
demolished or converted, by the current development cost per square foot of comparable 
SRO hotels in the City, including land development costs. Monies deposited in the fund 
shall be used solely for the production or rehabilitation of SRO hotel rooms or the 
conversion of nonresidential structures to SRO hotel rooms. 

§ 143.0560 SRO Hotel Relocation Provisions 

§ 143.0570 

(a) An applicant for a permit for or related to the demolition, conversion, or rehabilitation of all 
or part of an SRO hotel or SRO hotel room shall, concurrent with the filing of the permit 
application, submit a list of all tenants who resided in the hotel within the 180-calendar-day 
period preceding the application filing date. The applicant shall provide or make available 
the relocation benefits and notices specified in Sections 143.0570 and 143.0580. The permit 
to demolish, convert, or rehabilitate shall not be issued until the San Diego Housing 
Commission verifies full compliance with this Section and Sections 143.0570 and 
143.0580. 

(b) The relocation provisions in this division shall not apply to proposed developments for 
which greater relocation benefits and payments are required under state or federal law . 

SRO Hotel Relocation Assistance Benefits 

(a) Each tenant of an SRO hotel to be demolished, converted, or rehabilitated who has resided in 
the SRO hotel for at least 90 consecutive calendar days preceding the permit application date 
shall be considered a long-term tenant for purposes of this division and is entitled to the 
benefits and rights described in Section 143.0570(b) through (e). Each tenant of an SRO 
hotel to be demolished, converted, or rehabilitated who has resided in the SRO hotel for at 
least 30 consecutive calendar days preceding the permit application date is entitled to the 
benefits and rights described in Section 143.0570(c) through (e). 

(b) Financial Assistance 

(1) Except as provided in Section 143.0570(b)(3), each long-term tenant is entitled to one 
lump sum payment in an amount equal to two times the tenant's average monthly rent 
for the preceding 12 months if the SRO hotel is being demolished or converted or an 
amount equal to the tenant's average monthly rent for the preceding 12 months if the 
SRO hotel is being rehabilitated. In addition, each long-term tenant is entitled to a rent 
rebate of $10.00 per month for each month's residency in excess of 90 calendar days, 
not to exceed $210.00. Length of residency shall be calculated from the date of initial 
occupancy to the date of application for a building or other permit. 

(2) The financial benefits shall be paid by the SRO hotel owner to the long-term tenant 
within 5 business days of written notice by the tenant that he or she will vacate the 
premises on a date specified by him or her, but no more than 30 calendar days in 
advance of the move-out date. Written notice forms approved by the San Diego 
Housing Commission shall be provided to the long-term tenants by the owner. 

Ch. Art. 
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(3) If the SRO hotel is being rehabilitated, the financial assistance benefits required by this 
section need not be provided if comparable accommodations, as defined by the 
California Code of Regulations, are provided on or off the premises to the long-term 
tenants during the period of rehabilitation. The owner shall give a right of first refusal 
to relocate to a rehabilitated unit to each long-term tenant who qualifies as very low 
income. When comparable living space is provided, the applicant shall pay each 
affected long-term tenant all reasonable moving and related expenses. 

(c) Technical Assistance 

The San Diego Housing Commission shall provide assistance in locating decent, safe, and 
affordable housing opportunities to tenants who have resided in the SRO hotel for at least 30 
consecutive calendar days. 

(d) Extended Tenancy Period 

The owner shall provide at least a 90-calendar-day notice of termination of tenancy. The 
notice of termination of tenancy may not be given before the date of the notice required by 
Section 143.0580. To terminate a tenancy for the purpose of demolition, conversion, or 
rehabilitation of an SRO hotel or SRO hotel room regulated under the SRO hotel regulations, 
the owner must fully comply with Sections 143.0560, 143.0570, and 143.0580. 

(e) Evictions 

(1) Notwithstanding any provision to the contrary, no permit to demolish, convert, or 

• 

rehabilitate all or part of an SRO hotel or SRO hotel room shall be issued unti1180 • 
calendar days has elapsed since the last eviction or removal of a tenant unless the 
eviction was for one of the following: 

(A) Failure to pay rent; 

(B) Breach of a material covenant, condition, restriction, or provision in the rental 
agreement; 

(C) Creating a nuisance; or 

(D) Using the SRO hotel room for an illegal purpose. 

(2) In addition to the tenant list required by Section 143.0560(a), the applicant shall submit 
a list of the names of any tenant who has moved, been removed, or evicted during the 
preceding 180 calendar days and the reasons for the move, removal, or eviction. 

§ 143.0580 SRO Hotel Relocation Assistance Notice 

Ch. Art. Div. 

(a) Before submittal of an application for a permit for or related to the demolition, conversion, 
or rehabilitation of all or part of an SRO hotel or SRO hotel room, the owner must deliver a 
Relocation Assistance Notice to each tenant. The notice shall clearly state the benefits 
established by Section 143.0570 for all tenants. 

(b) The San Diego Housing Commission shall have available a sample notice format that the 
owner must use. 

(c) The notice required by this section shall be delivered to each tenant personally or by mail, 
and written acknowledgment of service on and receipt by the tenant shall be secured. 
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§ 143.0590 SRO Hotel Long-Term Tenant Rights 

A long-term tenant of an SRO hotel, as described in Section 143.0570(a), who is injured by any 
violation of these regulations, shall be entitled to declaratory relief, injunctive relief, and damages 
in a civil action. Counsel for the aggrieved party shall notify the Office of the City Attorney of 
the City of San Diego of any action filed pursuant to this section . 
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Article 3: Supplemental Development Regulations 

Division 6: Mobilehome Park Discontinuance and Tenant Relocation Regulations 

§ 143.0610 Purpose of Mobilehome Park Discontinuance and Tenant Relocation Regulations 

The purpose of these regulations is to set forth procedures for the conversion of an existing 
mobilehome park or spaces to another use. These regulations are intended to benefit the general 
public by minimizing the adverse impact on the housing supply and on displaced persons by 
providing certain rights and benefits to tenants and by requiring tenant relocation assistance 
whenever an existing mobilehome park or portion thereof is converted to another use. 

§ 143.0615 When Mobilehome Park Discontinuance and Tenant Relocation Regulations Apply 

§ 143.0630 

(a) This division applies to all mobilehome parks except as provided in Section 143.0615(b). 

(1) Subject to the Mobilehome Park Overlay Zone; 

(2) Subject to a Conditional Use Permit; 

(3) Entitled to be used as a mobilehome park based on previously conforming rights; or 

(4) Subject to a permit issued under present regulations . 

(b) Notwithstanding any other provision in this section to the contrary, this division does not 
apply to the mobilehome park located in Mission Bay Park generally known as De Anza 
Mobilehome Park. It is the intention of the City to deal with any discontinuance and 
relocation issues involved with De Anza Mobilehome Park by separate ordinance or 
resolution because of the unique conditions applicable to the De Anza Mobilehome Park. 

Discontinuance of a Mobilehome Park 

(a) Before the City issues any development permit or construction permit that would allow the 
use of any land that is currently used as a mobilehome park to be used for any other purpose, 
or to be converted from mobilehome spaces to any other uses, a mobilehome park owner, 
lessee, or operator shall file an application to discontinue the mobilehome park or 
mobilehome spaces use. 

(b) The application for discontinuance of a mobilehome park shall be processed as a Site 
Development Permit in accordance with Process Three which may only be granted if the 
decision maker makes the findings in Section 126.0504(k). 

(c) The application for discontinuance of a mobilehome park shall be accompanied by a 
relocation plan which shall be transmitted to the San Diego Housing Commission or any 
successor agency for action. The relocation plan shall provide for the relocation of the 
tenants who will be displaced by the discontinuance of the use of the property as a 
mobilehome park or by the conversion of mobilehome spaces to other uses. The relocation 
plan shall comply with standards and regulations for relocation plans developed by the San 
Diego Housing Commission . 

(d) The application for discontinuance of a mobilehome park shall not be approved until a 
relocation plan has been approved by the San Diego Housing Commission. 
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(e) Except as provided in Section 143 .0630(f), the owner, lessee, or operator of a mobilehome 
park shall submit the required applications no later than 30 calendar days after the date on 
which one of the following occurs: 

(1) Fifteen percent of the mobilehome spaces within the mobilehome park cease to be 
occupied by mobilehomes; 

(2) Fifteen percent of the mobilehome spaces within the mobilehome park cease to be used 
for residential purposes if those mobilehomes are owned by the mobilehome park 
owner, lessee, or operator; 

(3) Th~ total of vacant mobilehome spaces and mobilehomes described in Section 
143.0630(e)(2) equals 15 percent; 

( 4) A notice of determination that the mobilehome park is undergoing a change in use has 
been provided by the Executive Director of the San Diego Housing Commission. 

(f) Application for discontinuance of a mobilehome park is not required if the unoccupied 
mobilehome spaces or mobilehomes are offered for rent or lease to tenants or mobilehome 
owners and a sign offering the spaces or mobilehomes for rent or lease is installed at the 
principal entrance to the mobilehome park and is visible from the adjacent public right-of
way. The sign shall be maintained as long as 15·percent of the mobilehome spaces or 
mobilehomes in the mobilehome park remain unoccupied by mobilehomes or tenants. If the 
vacancy rate for mobilehome spaces or mobilehomes remains at or above 15 percent for 60 
calendar days, the application for discontinuance of a mobilehome park shall be filed within 
30 calendar days after the expiration of the 60-calendar-day period. 

§ 143.0640 Sale of Mobllehome Parks 

Ch. Art. 
; 14. 3 • 

(a) Any resident organization entitled to notice of a listing of a mobilehome park for sale, 
pursuant to Civil Code Section 798.80, shall have the right to purchase the park, except as 
provided in Section 143.0640(b), if the resident organization meets the price and the terms 
and conditions of a purchase offer acceptable to the mobilehome park owner. 

(1) The resident organization shall have the right to purchase the park by executing a 
contract with the mobilehome park owner within 45 calendar days, unless agreed to 
otherwise, of the date on which a notice of an acceptable offer to purchase the park is 
delivered by :first class mail or personal delivery to the president, secretary, and 
treasurer of the resident organization. 

(2) If less than the entire mobilehome park is offered for sale or an acceptable offer to 
purchase less than the entire mobilehome park is received, the resident organization 
shall have the right to purchase a portion of the park for a period of 90 calendar days, 
unless agreed to otherwise, from the date that a notice of the receipt of an acceptable 
offer to purchase a portion of the park is mailed to the resident organization. 

(3) If a contract between the mobilehome park owner and the resident organization is not 
executed within the specified period, the owner's only obligation shall be as set forth in 
Section 143.0640(a)(4). unless the mobilehome park owner then elects to accept a 
counter offer to the noticed offer, at a price lower than the price specified in the notice 
to the resident organization. 

( 4) If no contract is executed between the mobilehome park owner and the resident 
organization within the time periods specified in Section 143.0640(a)(l) and (2) and the 

• 
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mobilehome park owner then elects to accept an offer at a lower price or under different 
terms and conditions than the price or the terms and conditions as specified in the 
owner's notice to the resident organization, the resident organization will have an 
additional IS calendar days to meet the price and the terms and conditions of the 
mobilehome park owner by executing a contract. 

(b) The regulations contained in Section 143.0640(a) do not apply to the following: 

(1) Any sale or other transfer by a park owner who is a natural person to any relation 
specified in Probate Code Section 6402; 

(2) Any transfer by gift, devise, or operation of law; 

(3) Any transfer by a corporation to an affiliate. As used in this paragraph, affiliate means 
any shareholder of the transferring corporation, any corporation or entity owned or 
controlled, directly or indirectly, by the transferring corporation, or any other 
corporation or entity controlled, directly or indirectly, by any shareholder of the 
transferring corporation; 

( 4) Any transfer by a partnership to any of its partners; 

(5) Any conveyance resulting from the judicial or nonjudicial foreclosure of a mortgage or 
deed of trust encumbering a mobilehome park or any deed given in lieu of such a 
foreclosure; 

( 6) Any sale or transfer between or among joint tenants or tenants-in-common owning a 
mobilehome park; or 

(7) The purchase of a mobilehome park by a governmental entity under its powers of 
eminent domain. 

(c) A mobilehome park owner may, at any time, record with the County Recorder, an affidavit in 
which it is certified that the following circumstances exist: 

(1) The owner has complied with the provisions of this section; 

(2) Not withstanding compliance with Section 143.0640(a), no contract has been executed 
of the sale of a mobilehome park between the owner and the resident organization; and 

(3) The provisions of Section 143.0640(a) are inapplicable to a particular sale or transfer of 
such park by the owner based on the exemptions described in Section 143.0640(b ) . 

Ch. Art Div. 
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Article 3: Supplemental Development Regulations 

Division 7: Affordable Housing Density Bonus Regulations 

§ 143.0710 Purpose of Affordable Housing Density Bonus Regulations 

The purpose of these regulations is to provide increased residential densities to developers who 
guarantee that a portion of their housing development will be affordable by persons of low income 
or moderate income. The affordable housing density bonus is intended to materially assist the 
housing industry in providing adequate and affordable shelter for all economic segments of the 
community and to provide a balance of housing opportunities for low income and moderate 
income persons throughout the City. It is intended that the affordable housing density bonus be 
available for use in all residential development, using criteria and standards provided in the 
Progress Guide and General Plan as defined by the San Diego Housing Commission. It is also 
intended that the affordable housing density bonus implement the provisions of the California 
Government Code, Chapter 4.3 of Division 1 of Title 7. 

§ 143.0715 When Affordable Housing Density Bonus Regulations Applies 

§ 143.0720 

This division applies to any residential development where density beyond that permitted by the 
applicable zone is proposed in exchange for a portion of the total dwelling units being reserved 
through a formal agreement for persons or families of low income or moderate income. 

Affordable Housing Density Bonus Agreement 

(a) The affordable housing density bonus shall be extended to all development for which an 
agreement has been entered into by the applicant and the Executive Director of the San 
Diego Housing Commission. 

(b) The affordable housing density bonus agreement shall include the following provisions: 

(1) At least 20 percent of the total units in the development will be affordable by persons 
and families of low income or moderate incomes; 

(2) The affordable units will remain available to and affordable by persons and families of 
low income or moderate income for a period of at least 20 years; and 

(3) The units affordable by persons and families of low income or moderate income shall be 
identified and described. 

§ 143.0730 Density Bonus Provisions 

A development proposal requesting an affordable housing density bonus shall be subject to the 
following: 

(a) The affordable housing density bonus shall permit a· total project dwelling unit count of up to 
125 percent of the units permitted by the density regulations of the base zone. 

(b) Where the applicable zone requires that each lot be occupied by no more than one dwelling 
unit, the development requires a Site Development Permit. If any deviation from the 
development regulations of the applicable zone is proposed, a Planned Development Permit 
is required. 
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If the premises is located in two or more zones, the number of dwelling units permitted in the 
development is the sum of the dwelling units permitted in each of the zones. Within the 
development, the permitted number of dwelling units may be distributed without regard to 
the zone boundaries. 

(d) Where the development consists of two or more specifically identified parcels, whether 
contiguous or noncontiguous, the maximum number of dwelling units permitted on each 
parcel property is calculated based on the area of that property. Within the development, if 
any portion of the density is to be transferred between two or more separate parcels, the 
regulations of Section 143.0750 apply. 

§ 143.0740 Affordable Housing Provisions 

(a) The number of dwelling units reserved for purchase or rent at prices affordable by persons 
and families of low income or moderate income shall equal or exceed the number of bonus 
units constructed within the development. 

(b) Where the development consists of two or more noncontiguous parcels lying within two or 
more community planning areas, the dwelling units reserved at prices affordable by persons 
and families of low income or moderate income shall be distributed among community 
planning areas in the same proportion as the total number of dwelling units constructed 
within the development. 

§ 143.0750 Transfer of Bonus Density Units 

(a) Within any development involving an affordable housing density bonus where the transfer of 
density rights between either contiguous or noncontiguous parcels is proposed, a Site 
Development Permit is required. 

(b) When a transfer of density rights would result in a development on any parcel exceeding 125 
percent of the units permitted by the density regulations of the applicable zone, the approval 
of a Site Development Permit shall require that the findings in Section 126.0504(1) be made. 

(c) If a hearing results in denial of transfer of density to a particular parcel and a construction 
permit has already been issued on its companion parcel, the density of which is being 
reduced, the applicant shall, for a period of 12 months :from the date of the denial, be 
entitled to submit one or more substitute parcels to the hearing process to complete the 
development for purposes of density bonus transfer to the substitute parcel. 

§ 143.0760 Deviations from Density Bonus and Affordable Housing Provisions · 

(a) A deviation from the provisions of either Section 143.0730 or Section 143.0740 may be 
requested in accordance with a Site Development Permit and shall require that the findings 
in Section 126.0504(m) be made. 

(b) Deviations may only be considered as follows: 

(1) An increase in the affordable housing density bonus provisions of Section 143.0730(a) 
and/or decrease in the affordable housing provisions of Section 143 .0740( a), may be 
granted where the development provides for the inclusion of dwelling units affordable 

• 

• 

by persons of very low income. The total density bonus shall not result in a .• 
development eontaining more than 150 percent of the units permitted by the density 
regulations of the base zone nor shall the affordable housing requirement provide that 

Ch. Aft Div. 

l14\3! 7-- less than I 0 percent of the total development be affordable by persons and families of 



• 

• 

• 

~Chapter 14: General Regulations Final Draft - 09/05/97 

§ 143.0760 
Cont'd 

very low income. 

(2) An increase in the affordable housing density bonus provisions of Section 143.0730(a), 
and/or decrease in the affordable housing provisions of Section 143.0740(a), maybe 
granted where the development is located within a census tract where the median 
household income exceeds 120 percent of the citywide median household income as 
measured by the most recent U.S. Bureau of Census survey and the development 
provides for the inclusion of dwelling units affordable by persons of low income. The 
total density bonus shall not result in a development containing more than 150 percent 
of the units permitted by the density regulations of the applicable zone nor shall the 
affordable housing requirement provide that less than 10 percent of the total 
development be affordable by persons and families of low income . 

Ch. Art. 
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• Article 3: Supplemental Development Regulations 
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Division 8 Coastal Overlay Zone Affordable Housing Replacement Regulations 

§ 143.0810 Purpose of Coastal Zone Affordable Housing Replacement Regulations 

The purpose of these regulations is to preserve existing dwelling units within the Coastal Overlay 
Zone that are occupied by low income or moderate income families as defmed by Government 
Code Section 65590(b). These regulations are intended to implement Government Code Section 
65590, by providing for replacement housing within the Coastal Overlay Zone. 

§ 143.0815 When Coastal Overlay Zone Affordable Housing Replacement Regulations Apply 

(a) This division applies to any development that proposes the conversion or demolition of 
dwelling units within the Coastal Overlay Zone that are occupied by persons or families of 
low income or moderate income, except as provided in Section 143.0820. 

(b) The following development types shall be reviewed for compliance with the regulations in 
this division: 

(1) Conversion from rental units to condominium units (cooperative or similar form of 
ownership); 

(2) Conversion from residential to nonresidential use; and 

(3) Demolition of a residential structure with three or more dwelling units or demolition of 
at least eleven units when two or more structures are involved. 

(c) Contiguous lots or structures owned by the applicant are considered as one project. 

§ 143.0820 Exemptions from the Coastal Overlay Zone Affordable Housing Replacement 
Regulations 

§ 143.0830 

This division is not applicable to the following: 

(a) The demolition of a residential structure that has been declared a public nuisance; 

(b) The conversion or demolition of a residential structure to nonresidential use that is coastal
dependent or coastal-related, as defined by the California Coastal Act of 197 6, as amended, 
when the nonresidential use is consistent with the applicable land use plan; 

(c) The conversion or demolition of a residential structure that contains less than three dwelling 
units; and 

(d) The conversion or demolition of 10 or fewer dwelling units on a premises with more than 
one residential structure. 

Coastal Overlay Zone Affordable Housing Replacement Requirements 

(a) Within the Coastal Overlay Zone, the conversion or demolition of dwelling units occupied 
by households of low income or moderate income is prohibited unless provision is made for 
the replacement of the units on a one-to-one basis. 

Ch. Art. Div. 
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(b) The replacement requirements to provide dwelling units affordable to, and occupied by,/ow 
income or moderate income families can be met in any of the following ways: 

(1) Conversion of existing market-rate dwelling units to units affordable to, and occupied 
by, low income or moderate income persons or families; 

(2) Conversion of existing nonresidential development to dwelling units affordable to, and 
occupied by,low income or moderate income persons or families; 

(3) Development of new dwelling units affordable to, and occupied by, low income or 
moderate income persons or families to replace those housing units converted or 
demolished; · 

( 4) Substantial rehabilitation of deteriorated or dilapidated dwelling units to units 
affordable to, and occupied by, low income or moderate income persons or families; or 

(5) Contribution of an in-lieu fee to the San Diego Housing Trust Fund or a contribution of 
real property that is acceptable to the Executive Director of the San Diego Housing . 
Commission. 

§ 143.0840 General Rules for Coastal Overlay Zone Affordable Housing Replacement 
Regulations 

(a) The Executive Director of the San Diego Housing Commission shall be responsible for 
determining low income and moderate income affordability standards and residents' 
qualifications. 

(b) The provisions of Chapter 14, Article 3, Division 7 (Affordable Housing Density Bonus 
Regulations) shall be made available to projects described in this division. If existing 
dwelling units are to remain on the project site, those units shall be subtracted from the total 
number of units permitted under the terms of the affordable housing density bonus to 
determine the number of units that may be transferred to another site. 

(c) Regulations controlling the use of development programs, such as density bonuses or 
financial subsidies, shall prevail where they are more restrictive than regulations set forth in 
this division. 

(d) The San Diego Housing Commission shall adopt, and from time to time update, a schedule 
for in-lieu fees. 

§ 143.0850 Development Review Procedures and Requirements for Coastal Overlay Zone 
Affordable Housing Replacement 

(a) The City Manager will review applications for development and determine whether the 
proposed development is exempt from the requirements of this division as described in 
Section 143.0820. If the project is not exempt, the applicant shall be so advised and referred 
to the San Diego Housing Commission to obtain a Coastal Affordable Housing Compliance 
Agreement 

• 

• 

(b) Within 45 calendar days of receipt of the application for development, the Executive Director 
of the San Diego Housing Commission shall determine whether the dwelling units to be 
converted or demolished are occupied by persons or families of low income or moderate • 
income. This determination shall be based upon a survey of the residents. Information on 
tenant income shall be provided under penalty of perjury and shall include income from all 
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sources, including reasonable return on tenant assets. A dwelling unit need not be replaced 
if, based upon a tenant income survey of the residents, the Executive Director determines 
that the unit is not occupied by persons or families of low income or moderate income. 

(c) Where a proposed development is required to provide replacement units that are affordable 
to low income or moderate income persons or families, the applicant shall enter into a 
Coastal Affordable Housing Compliance Agreement with the San Diego Housing 
Commission and shall be issued. The agreement shall include the following provisions: 

(1) A description of the coastal development project, including its location and the number 
of dwelling units to be developed, converted, or demolished; 

(2) A description of the affordable replacement units to be provided including their size and 
location; and 

(3) A description of the method to be used to insure the affordability of the replacement 
dwelling units. The term of affordability shall be for at least 5 years. Affordability shall 
include the rent or estimated housing cost and, in the case of for-sale units, the 
applicant shall identifY the techniques to be used to limit future resales. The agreement 
shall be recorded and shall be an encumbrance upon the applicant's project until the 
provisions of this section are satisfied. 

(d) If an applicant chooses to pay an in-lieu fee instead of providing replacement dwelling units, 
the agreement shall include a provision that the San Diego Housing Commission shall 
develop, and make available as soon as feasible, the number and type of dwelling units the 
applicant would otherwise have been required to provide. The agreement shall also include 
the amount of the fee and the manner in which the fee shall be paid in accordance with the 
following: 

(1) In the case of conversions, the fee shall be due upon commencement of sales of 
dwelling units converted to residential ownership status or upon approval of the final 
permits for change of use to nonresidential use; 

(2) In the case of demolition, the fee shall be due upon completion of the demolition; 

(3) In the case of new for-sale units, the fee shall be due upon close of escrow for each 
housing unit in the development; or 

( 4) In the case of new rental units, the fee shall be due before occupancy by any tenant. 

(e) The San Diego Housing Commission shall determine the reasonable fees to be paid by the 
applicant for the cost incurred by the San Diego Housing Commission in connection with 
applications filed hereunder. 

(f) Determinations of the San Diego Housing Commission pursuant to this division shall be 
final on the 7th calendar day following action by the San Diego Housing Commission unless 
a request to be heard on appeal by the Housing Authority is processed in accordance with the 
procedures established by the City of San Diego Housing Commission . 

Ch. Art. Div. 
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§ 143.0860 Standards tor Coastal Overlay Zone Affordable Housing Replacement Dwelling 
Units 

(a) Replacement dwelling units shall provide housing opportunities similar to those provided by 
the dwelling units converted or demolished. Replacement dwelling units shall be acceptable 
to the Executive Director of the San Diego Housing Commission in accordance with a 
Coastal Affordable Housing Compliance Permit. The replacement dwelling units need not 
be identical to those converted or demolished, but should be provided in the same bedroom 
ratio. 

(b) Priority for location of replacement dwelling units shall be as follows: 

(1) On the site of the converted or demolished units; 

(2) Elsewhere in the Coastal Overlay Zone within the same community plan area; 

(3) Elsewhere in the Coastal Overlay Zone; or 

( 4) If location on the site or elsewhere within the Coastal Overlay Zone is not feasible, the 
replacement dwelling units shall be located within three miles of the Coastal Overlay 
Zone. However, in no case shall the replacement dwelling units be located outside the 
Coastal Overlay Zone within any census tract impacted by an over-concentration of 
persons and families of low income. as defined by the Progress Guide and General Plan 
Housing Element. 

• 

(c) Replacement dwelling units shall be provided and available for occupancy within three years • 
of the date that a converted unit is offered for sale to the public or that the physical 
demolition of a demolished unit is substantially complete. 

• 
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Division 1 : General Provisions for Subdivisions 

§ 144.0101 Purpose of Subdivision Regulations 

The purpose of this article is to regulate the design and improvement of subdivisions of land and 
to. protect the public and purchaser and to supplement the provisions of the Subdivision Map Act. 

§ 144.0102 Subdivision Procedures 

The filing of maps and other related documents regulated in this article shall be processed in 
accordance with the provisions of Chapter 12, Article 5 (Subdivision Procedures). 

§ 144.0110 Enforcement of Subdivision Regulations 

§ 144.0120 

Parcels of land that were not subdivided in compliance with the provisions of this article or are 
not legal lots shall not constitute legal building sites, and no permit shall be issued for 
development of the parcel unless a map as required by this article is filed in accordance with 
Chapter 12, Article 5 (Subdivision Procedures). 

Vesting Maps 

(a) Where a tentative map is filed with the intention to secure development rights conferred by 
the Subdivision Map Act, Chapter 4.5, the map shall be conspicuously labeled as a vesting 
tentative map or vesting tentative parcel map. 

(b) Where a final or parcel map is filed pursuant to a vesting tentative map, the map shall bear a 
notation in the lower left-hand comer of the first sheet of the map that such map secures 
vested development rights including the date of the regulations for which the vesting rights 
will apply in accordance with the Subdivision Map Act, Section 66498.1. 

§ 144.0130 Survey Monuments 

§ 144.0131 

Survey monuments shall be set in accordance with the Subdivision Map Act, Chapter 4, Article 9, 
to the satisfaction of the City Engineer. When the setting of monuments is deferred, a cash 
security deposit, in the amount ofthe estimated cost as provided by the engineer or land surveyor, 
shall be deposited with the City to guarantee setting such monuments and payment of the 
surveyor of record for setting them. When the final monuments are set as certified on the final 
map or parcel map and are accepted by the City Engineer and the surveyor of record is paid for 
setting them, the monument security shall be released in accordance with the Subdivision Map 
Act, Chapter 4, Article 9. 

Remainder Parcel 

All lands that have been included within the boundaries of the tentative map but which are not 
proposed to be divided, as defined by the Subdivision Map Act, Section 66424, shall be shown on 
the fmal or parcel map and designated as a remainder parcel. Where the remainder parcel has a 
gross area of 5 acres or more, the location and configuration of the parcel may be indicated by 
deed references. The improvement security and the time of completion of any public 
improvements required within the remainder parcel may be made a condition of a separate 
agreement pursuant to the provisions of the Subdivision Map Act, Section 66424.6, relating to 
remainder parcels. 

Ch. Art Div. 
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§ 144.0132 Security Required for Improvement Agreements I 
(a) Whenever an agreement providing for grading, the construction of public improvements and 

the undergrounding of existing private utilities in conjunction with a subdivision is required, 
an improvement security shall be provided by the subdivider. Such improvement security 
shall be one of the types specified by the Subdivision Map Act, Chapter 5, and shall be 
subject to approval as to type and form by the City. 

(b) Whenever the subdivider presents evidence satisfactory to the City of an executed agreement 
with a private utility company for the undergrounding of existing overhead facilities by the 
private utility company, the improvement securities need not include such work. 

(c) Security to guarantee performance of any act or agreement shall be in the following amounts: 

(1) An amount equal to 100 percent of the total estimated cost of public improvement to be 
performed plus the amount equal to that required by Section 129.0119, conditioned 
upon faithful performance of the act or agreement; and 

(2) An additional amount equal to 50 percent of the total estimated cost of public 
improvement and land development to be performed, securing payment to the 
contractor, the subcontractors and to persons furnishing labor, materials, or equipment 
to them for the improvement or the performance of the required act 

§ 144.0133 Informational Disclosures 

Ch. Art. 
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(a) At the time of filing of a final map or parcel map, additional information may be required for I 
disclosure purposes as provided in the Subdivision Map Act, Section 66434.2. The 
informational disclosure may be recorded by separate document with the recording data 
reflected on the final map or parcel map, or it may be included on an additional sheet of the 
map. 

(b) Such informational disclosures, if placed upon a final or parcel map, shall contain a 
statement that the disclosure is for informational purposes and is not intended to affect the 
record title interest. Where the informational disclosure is contained in a separate document 
that is recorded concurrently with the fmal or parcel map, the final or parcel map shall by 
note refer to the document and indicate its identifying recording infe>rmation. 

(c) The information required to be included in the informational disclosure may be established at 
the time of the approval of the tentative map or by the City Engineer before the filing of the 
final or parcel map. 

• 
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Division 2: Tentative Map Regulations 

§ 144.0201 Purpose of Tentative Map Regulations 

The purpose of these regulations is to regulate the preparation and filing of tentative maps and 
related documents within the City of San Diego and to supplement the provisions of the 
Subdivision Map Act. 

§ 144.0202 General Requirements for Tentative Maps 

The tentative map shall comply with all ordinances, policies, and standards in effect on the date 
the City has detennined that the application is complete pursuant to California Government Code 
Section 65943. 

§ 144.0203 Tentative Maps Consistency with Land Use Plans 

§ 144.0204 

§ 144.0205 

The proposed subdivision shall be consistent with the applicable land use plan. 

Phasing Requirements tor Tentative Maps 

Tentative maps shall be required to phase development in accordance with the build-out period 
and schedule of the applicable land use plan and council policies. Building pennits shall be 
issued annually for residential dwelling units in accordance with the applicable community plan 
capital improvements, phasing, and public facilities financing programs. 

Provision of Public Facilities on Tentative Maps 

(a) Tentative maps shall be conditioned to assure that all public facilities are constructed before 
development as specified in the Capital Improvement Program portion of the applicable land 
use plan and applicable City Council policies. 

(b) Improvements may be required that qualify for subsequent partial reimbursement of the cost 
in accordance with the Subdivision Map Act, Chapter 4, Article 6. 

§ 144.0206 Requirements for Tentative Maps in Planned Urbanizing Area 

Tentative maps of property in the planned urbanizing area, as designated in the Progress Guide 
and General Plan, may be approved if they comply with one of the following conditions. 

(a) Tentative maps of property in the planned urbanizing area, may be approved if the following 
conditions are required to be met before final map or parcel map approval: 

(1) An implementation program for financing public improvements, or a financing plan for 
public facilities, and a development phasing program have been approved by the City 
Council; 

(2) Assessment districts or Facilities Benefit Assessments have been proposed to fmance 
necessary public improvements; and 

(3) Confirmation of 1911-13 Act Assessment Districts or the Resolution of Designation for 
Facilities Benefit Assessments have been adopted by the City Council. 
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(b) Tentative maps of property in planned urbanizing areas may be approved before development 
of an implementation program for financing public improvements in accordance with Section 
125.0442 if the subdivider enters into a binding Development Agreement with the City by 
which the subdivider consents to future establishment of any necessary assessment districts 
covering the subject community financing plan area and by which the subdivider consents to 
payment of an estimated facilities benefit assessment fee at the time of building permit 
issuance. The Development Agreement shall provide for the possibility of an under payment 
or over payment of the estimated fee and for reimbursement of a portion of, or 
supplementation of, the fees as may be required. The resolution approving the tentative map 
shall specify all such conditions. 

§ 144.0210 General Design Requirements for Tentative Maps 

The proposed subdivision shall meet all of the requirements of the Subdivision Map Act and the 
requirements of the Land Development Code unless specific waiver is granted in accordance with 
the provisions of the Land Development Code. The design of new subdivisions shall make 
adequate provision for the proper development of adjacent lands and the provision of public 
services to the community. 

§ 144.0211 Lot Design Requirements for Tentative Maps 

The proposed subdivision lots shall be designed as follows: 

(a)· All lots shall have frontage on a street that is open to and usable by vehicular traffic and all 
lots shall have a minimum 15-foot-wide direct vehicular access to the street or other access 
to a dedicated public street approved by the City Engineer; 

(b) All lots shall meet the area, frontage, width, and depth requirements of the applicable zone or 
shall comply with the standards as specified in a Planned Development Permit approved with 
the tentative map; 

(c) Where existing improvements in the proposed subdivision are proposed to be retained, the 
lots shall be designed so that the improvements conform to regulations for lot coverage, 
setbacks, side yard or rear yard regulations; and 

(d) Lots shall be designed to provide for brush management as required in Section 142.0412. 

§ 144.0220 Soils and Geologic Reports Required 

Geotechnical reports are required as follows: 

(a) A preliminary soils report is required for all subdivisions and a more detailed soils 
investigation may be required by the City Engineer under the conditions described in the 
Subdivision Map Act, Chapter 4, Article 7. The requirement for a preliminary soils report 
may be waived by the City Engineer after a determination that additional information 
regarding soils of the subdivision is not needed; 

(b) In addition to the requirement for a preliminary soils report. a geological reconnaissance 
report that addresses potential geologic hazards may be required by the City Engineer; and 

• 

• 

(c) Where unstable conditions are indicated, the City Engineer may require that these 
oonditions be addressed in a final engineering geology report. The fmal engineering geology • 
report, including specific mitigation measures, shall be incorporated in the detailed 
construction plans as a condition of final map or parcel map approval. 
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§ 144.0230 Dedications and Easements Required for Tentative Maps 

The proposed subdivision shall be designed and conditioned as follows: 

(a) Subdivisions shall connect to a dedicated and improved street and shall make provision for 
dedication of necessary public rights-of-way, including streets, pedestrian ways, separate 
bicycle ways, utility easements, and transit routes, as provided in the Subdivision Map Act, 
Chapter 4, Article 3, within or adjacent to the subdivision. An unimproved street or public 
transit route covered by a bonded agreement or permit assuring its improvement may be 
treated as an improved street or public transit route in assessing compliance with this section; 

(b) Less than full width streets or alleys lying along the boundary of a subdivision may be 
dedicated if it is practical to require the dedication of the remaining width when the 
adjoining property, which would also use the public right-of-way, is subdivided. Such 
portion of a street shall be distinctly designated upon the map or plat as being only a portion 
of a street and not the full width street; 

(c) Access shall be provided to adjacent undeveloped areas by streets, alleys, or other public 
ways as may be necessary to provide for future use and public safety; 

(d) Subdivisions shall provide for the continuation of existing streets in adjoining or adjacent 
subdivisions insofar as these may be necessary for public access requirements. Streets shall 
be extended to the boundary of the subdivision to provide suitable access to adjoining 
property; 

(e) Public rights-of-way and improvements shall conform to the current standard design 
requirements as approved by the City Engineer; 

(f) Where it is in the interest of public safety or the general welfare to limit the access to any 
street, highway, or easement, the subdivider may be required to waive direct access rights to 
any such street, highway, or easement from any abutting property shown on the parcel map 
or final map; 

(g) Whenever any subdivision of land is bounded on any side or in any way by the Pacific 
Ocean, San Diego Bay, or any public body of water in the City of San Diego, there shall be 
dedicated upon and by such map or plat, a street along the ocean front, bay, or body of water. 
All such streets, and those streets leading to the ocean front, bay, or body of water shall 
extend to and be open to the mean high tide line; 

(h) Whenever the subdivision contains land that has been identified as a route for local transit 
facilities in the applicable land use plan or in any transit agency adopted plan, the 
subdivision shall be required to provide the necessary reservation, dedication or irrevocable 
offer of dedication, for the public right-of way. In residential subdivisions, the requirement 
for dedication shall be limited to those subdivisions having a development potential of 200 or 
more dwelling units or containing 100 or more acres. This dedication shall be limited to 
transit facilities that primarily serve the subdivision and shall include dedications for local 
stations, associated parking, bus turnouts, and appurtenant facilities. This requirement will 
not be applicable to condominium conversions or structures that are 5 or more years in age 
and which do not involve the addition of new units. In residential subdivisions having a 
development potential of fewer than 200 dwelling units or containing fewer that 100 acres, a 
reservation requirement shall be made as appropriate; and 

(i) Whenever a subdivision contains land that has been identified as a route for a bicycle path in 
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the applicable land use plan, the subdivision shall be required to provide the necessary 
dedication or irrevocable offer of dedication for the necessary and safe public right-of-way if 
the subdivision contains 200 or more parcels. When fewer than 200 parcels are involved, a 
bicycle path reservation shall be provided as feasible. 

§ 144.0231 Right-of-Way Improvements and Land Development for Tentative Maps 

The subdivider shall improve public rights-of-way and perform land development work as 
required in this article and in accordance with the conditions of the resolution approving the 
tentative map as follows: 

(a) Streets in and adjacent to all lots within the subdivision shall be improved in accordance with 
policies established by the City Council; · 

(b) Pedestrian access shall be provided along all streets and to all lots within the subdivision in 
accordance with policies established by the City Council; 

(c) The subdivider shall provide street trees as required by Chapter 14, Article 2, Division 4 
(Landscape Regulations); 

(d) Storm drains and drainage channels shall be constructed in accordance with policies 
established by the City Council to adequately control storm waters originating on or 
upstream from the subdivision and to convey these storm waters to a suitable discharge 
satisfactory to the City Engineer; 

• 

(e) Public transportation improvements shall be constructed and financed in accordance with the • 
policies established by the City Council to adequately support the development of public 
transportation programs in areas where traffic congestion is projected at build-out and to 
fulfill any traffic mitigation requirements of the project's environmental review; 

(f) Masonry walls or fences shall be required adjacent to public rights-of-way or flood control 
channels, railroads, freeways, expressways, major streets and other streets where necessary 
or desirable for the protection of public health, safety, and welfare; and 

(g) Any private improvements existing or to be installed in public rights-of-way shall require 
Encroachment Removal and Maintenance Agreements in accordance with Municipal Code 
Chapter 6, Article 2, Division 6 (Encroachments). 

§ 144.0232 Fees for Bridges or Major Thoroughfares 

The payment of fees may be required for defraying the cost of constructing bridges or major 
thoroughfares, including public transit facilities, in accordance with the conditions stipulated in 
the Subdivision Map Act, Chapter 4, Article 5 and Chapter 14, Article 3, Division 5 (Parking 
Regulations). These facilities shall be consistent with the applicable land use plan. 

§ 144.0240 Utilities Requirements for Tentative Maps 

Where utilities already exist, new subdivisions shall be designed so that the utilities are in proper 
locations or else provide for their reconstruction in locations approved by the utility agencies 
concerned. 

(a) Sewer and water service shall be provided to each lot connecting to the City or 
City-approved sewer and water systems. Water systems shall provide for fire flow required • 



• 
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to service the entire subdivision. Individual sewer or water systems may be recommended by 
the City Engineer in subdivisions of lots or less where the installation or extension mains to 
connect to the existing City systems would be impractical. In such cases, contracts shall be 
executed for installation of future permanent facilities. 

(b) Privately owned utilities shall be provided as follows. 

( l) Unless otherwise specified herein, all privately owned utility systems and service 
facilities needed to serve the subdivision shall be installed underground. 

(2) The subdivider shall make arrangements with each of the utility companies for the 
installation of all new underground facilities and relocation to an underground position 
of existing facilities within the boundary of the subdivision or within the abutting public 
rights-of-way. All work shall be in conformance with the operating company's rules 
and regulations on file with, and approved by, the California Public Utilities 
Commission. Transformers, terminal boxes, meter cabinets, pedestals, concealed ducts 
and other facilities necessarily appurtenant to the underground utilities may be placed 
above ground. 

(3) All subdivisions in agricultural zones and single dwelling unit residential zones that 
consist of four lots or less are exempt from the requirement to convert existing overhead 
utility facilities to an underground location if the conversion would not constitute an 
extension of an existing underground system. For subdivisions that include a Planned 
Development Permit, this exemption may be considered on a project by project basis. 

( 4) The provisions of this section shall not require undergrounding of power transmission 
lines of 60,000 volts or more. 

(5) The subdivider or public utility company may apply for waiver of the requirements of 
this section as part of an application for the tentative map. The Planning Commission 
or, in the case of parcel maps, the Hearing Officer, may waive the requirements of this 
section in accordance with City Council policy. 

(c) Street lights shall be provided in accordance with policies adopted the City Council and the 
standards established in the Land Development Manual. 

§ 114.0241 Fees for Sewer or Drainage Facilities 

The payment of fees may be required to defray the cost of planned drainage facilities or planned 
sewer facilities in accordance with the Subdivision Map Act, Chapter 4, Article 5. The plan for 
the facilities within the local drainage or sewer service area in which the subdivision is located 
must be adopted by the City Council at least 30 calendar days before the imposition of the 
requirement for payment of fees. 

§ 144.0250 Requirements for Park and Recreational Facilities Sites 

The provision of park facilities and the payment of park fees shall be required in accordance with 
Municipal Code Chapter 6, Article 3, Division 3 (Development of Park and Recreational 
Facilities) . 
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§ 144.0251 Reservations for Public Facilities Sites 

Ch. Alt. Oiv. 

Sites needed for public facilities within a proposed new subdivision. including school sites. shall 
be reserved to the City or other responsible public agency in accordance with the Subdivision 
Map Act. Chapter 4. Article 4. 
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Article 4: Subdivision Regulations 

Division 3: Parcel Map Regulations 

§ 144.0301 Purpose of Parcel Maps 

Final Draft- 09/05197 

The purpose of these regulations is to regulate the preparation and filing of parcel maps and 
related documents within the City of San Diego and to supplement the provisions of the 
Subdivision Map Act. 

§ 144.0310 Preparation Requirements for Parcel Maps 

Parcel maps shall be prepared in accordance with the Subdivision Map Act, Chapter 2, Article 3, 
and the Land Development Manual 

§ 144.0311 Filing Requirements for Parcel Maps 

Parcel maps filed with the City Engineer shall meet the following requirements: 

(a) Outstanding assessment bonds against the property must be paid in full or the bond split in 
accordance with the new lots. A letter from the bond holder indicating consent to any bond 
split will be required; 

(b) Easements of record within the property being subdivided shall be shown on the map 
together with applicable recording data; 

(c) Dedications or offers of dedication, when required, may be made either by separate 
instrument or by certificate on the parcel map; and 

(d) Except as otherwise provided in this article and unless specifically waived by the City 
Engineer, all parcel maps shall be based on a field survey made in accordance with the State 
of California Professional Land Surveyors Act and new parcel lines created by the parcel 
map are to be monumented in accordance with Section 144.0130. These monUm.ents are to 
be shown on the parcel map, together with their relationship to all existing monuments in the 
area that were used to establish the new monument locations. 

§ 144.0320 Certificates on Parcel Maps 

The following certificates shall appear on a parcel map: 

(a) All certificates as required in the Subdivision Map Act, Chapter 2, Article 3; 

(b) A certificate, signed and acknowledged by all owners of record, trustee, beneficiaries of any 
outstanding trust deed, and lessees of the real property to be subdivided, consenting to the 
preparation and recordation of the parcel map; and 

(c) Certificates for dedications or offers of dedications when they are required. These 
certificates shall conform to the Subdivision Map Act, Chapter 2, Article 2 . 

Ch. Art. 
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§ 144.0330 Parcel Maps Creating No New Parcels 

A parcel map may be used for the purpose of consolidating lots or parcels or Lot Line 
Adjustments provided no additional parcels are being created and all parcels satisfy the 
requirements of the Land Development Code for street frontage, lot depth, and lot area. With the 
prior approval of the City Engineer, such a map may be compiled from record data provided 
sufficient survey information exists on recorded maps to accurately locate and retrace the exterior 
boundary lines of the parcel map consistent with the Subdivision Map Act. All other information 
and certificates to be included on the map shall be the same as applicable to other parcel maps. 

§ 144.0340 Special Uses for Parcel Maps 

A parcel map may be filed with the City Engineer for purposes other than those where a map is 
required by the Subdivision Map Act or this Land Development Code. Any such map shall be 
consistent with all the provisions of this article and shall have the prior approval of the City 
Engineer. 

• 

• 

• 
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• Anicle 4: Subdivision Regulations 
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Division 4: Final Map Regulations 

§ 144.0401 Purpose of Final Map Regulations 

The purpose of these regulations is to regulate the preparation and filing of final maps and related 
documents within the City of San Diego and to supplement the provisions of the Subdivision Map 
Act. 

§ 144.0410 Preparation Requirements for Final Maps 

The preparation, content, and form of final maps shall be in accordance with the Subdivision Map 
Act, Chapter 2, Article 2, and the Land Development Manual. 

§ 144.0420 Cenificates on Final Maps 

Final maps shall contain the following certificates. 

(a) Certificates shall appear on the title sheet of the final map in accordance with the Subdivision 
Map Act, Chapter 2, Article 2. 

(b) Where public right-of-way is being dedicated on the map over an existing public utility 
easement or right-of-way used for transmission facilities, a joint-use certificate must appear 
on the final map or by a simultaneously recorded separate instrument. 

(c) Certificates by appropriate City and County officials that there are no unpaid taxes against 
the property and that there are no unpaid special assessments against the property or that 
certain unpaid special assessments have been authorized by the City Council to be divided 
and apportioned to the newly created parcels as authorized by the appropriate special 
assessment statutes. 

(d) A certificate of title executed by a title company shall appear on the title sheet or a 
subdivision guarantee that has been duly executed shall accompany the final map. 

§ 144.0430 Commencing Work Related to a Final Map 

(a) Except for surveying and required testing, or as otherwise authorized in the Land 
Development Code, no improvements or grading related to a final map shall be started until 
the final map has been filed, the related subdivision agreement has been executed, and a 
notice to proceed has been issued. 

(b) If the subdivider desires to do all or part of the work required by the tentative map before 
filing the final map and entering into the associated agreement, they may do so in accordance 
with the following: 

(1) The plans shall be in conformance with the approved tentative map and any associated 
development permit and approved by the City Engineer; and 

(2) A bond has been posted, satisfactory to the City Engineer, in an amount that would 
assure the restoration of the land to its original condition, in the event the fmal map is 
not filed and all required improvements installed. 
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(c) The City Engineer may impose those conditions of the approved tentative map that are 
needed to assure compliance with the tentative map. 

§ 144.0431 Acceptance of Improvements for a Final Map 

Upon completion of improvements, the Cit}' will record a Notice of Completion and release the 
improvement securities in accordance with the terms of the agr~ent, the Land Development 
Code, and the Subdivision Map Act. 

• 

• 

• 
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Article 5: Building Regulations 

Division 1 : Adoption and Applicability of the Building Regulations 

§ 145.01 01 Purpose of the Building Regulations 

The purpose of the Building Regulations is to provide minimum standards to safeguard life or 
limb, health, property and public welfare by regulating and controlling the design, construction 
methods, and type and quality of materials, use and occupancy, location, and maintenance for new 
construction or for construction involving existing buildings or structures and certain, specifically 
regulated, equipment. 

§ 145.0102 When the Building Regulations Apply 

(a) This article shall be known as the Building Regulations of the City of San Diego and 
regulates the construction, alteration, repair, maintenance, moving, removal, demolition, 
occupancy, and use of any privately owned building or structure within this jurisdiction, 
except work located primarily in a public way, public utility towers and poles, mechanical 
equipment not specifically regulated in the Building Code, and hydraulic flood control 
structures. The Building Regulations shall also apply to City-owned buildings. 

(b) Where in any specific case, different sections of the Building Regulations specify different 
materials, methods of construction, or other requirements, the most restrictive shall govern. 
Where there is a conflict between a general requirement and a specific requirement, the 
specific requirement shall apply . 

(c) Wherever in the Building Regulations reference is made to the Appendix, the provisions in 
the Appendix shall not apply unless specifically adopted as shown in Section 145.0107. 

(d) Administration and enforcement of the Building Regulations of the City of San Diego are 
regulated by the applicable provisions of Chapters II and 12 of the Land Development 
Code. 

§ 145.0103 Adoption of the 1994 UnHorm Building Code (UBC) 

(a) The "Uniform Building Code, 1994 Edition, Volumes 1, 2 & 3" published by the 
International Conference of Building Officials is hereby adopted, except as otherwise 
provided in Sections 145.0104, 145.0105, 145.0106, and 145.0107. 

(b) Each of the regulations, provisions, conditions, and terms of the Uniform Building Code, 
1994 Edition published by the International Conference of Building Officials is adopted and 
made a part ofthis article as if fully set forth in this article except as otherwise provided in 
Sections 145.0104, 145.0105, 145.0106, and 145.0107. 

(c) Numbering of sub-sections in Division 2 of this Article is cross-referenced to sections in the 
Uniform Building Code, 1994 Edition. 

(d) The adoption of the Uniform Building Code, 1994 Edition, shall in no way limit, prohibit, 
impede, or prevent the City Council from adopting ordinances limiting or preventing the 
issuance of any type, number, or geographical distribution of permits for construction or 
demolition of any facility for which a permit is required . 

Ch. 
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§ 145.0104 Portions of the 1994 Uniform Building ~ode Not Adopted by the City of san Diego 

The following portions of the Uniform Building Code, 1994 Edition, are not adopted by the City 
of San Diego: 

(a) Chapter I, ADMINISTRATION 

(b) Chapter 11, ACCESSJBll..ITY 

(c) Chapter 33 SITE WORK, DEMOLmON AND CONSTRUCTION, Section 3301 
EXCAVATIONS AND FlLLS, Sub-section 3301.1 General is not adopted. 

(d) Chapter 34 EXISTING STRUCTURES, Section 3403 ADD mONS, ALTERATIONS OR 
REP AIRS, Sub-section 3403.5 Historic Buildings is not adopted. 

§ 145.0105 Modifications to the 1994 Uniform Building Code Adopted by the City of San 
Diego 

The following sections or sub-sections of the Uniform Building Code, 1994 Edition, have been 
modified by the City of San Diego: 

(a) Chapter 15 ROOFS AND ROOF STRUCTURES, Section 1503 ROOF COVERING 
REQUIREMENTS is adopted as modified 

• 

(b) Chapter 18 FOUNDATIONS AND RETAINING WALLS, Section 1804 FOUNDATION • 
INVESTIGATION, Sub-section 1804.2 Investigation is adopted as modified. 

§ 145.0106 Additions to the 1994 Uniform Building Code Adopted by the City of San Diego 

The following sections or sub-sections have been added to the Uniform Building Code, 1994 
Edition, regulations for the City of San Diego. 

(a) Chapter 18, FOUNDATIONS AND RETAINING WALLS, Section 1804 FOUNDATION 
INVESTIGATION, Sub-section 1804.8 REQUIRED GEOLOGIC INVESTIGATION 
including 1804.8.1 through 1804.8.4. 

(b) Chapter 29 PLUMBING SYSTEMS, Section 2902 NUMBER OF FIXTURES, Sub-section 
2902.7 Sanitary Facilities for Temporary Worker Camps. 

(c) Chapter 32, CONSTRUCTION IN THE PUBLIC RIGHT OF WAY, Section 3208 
ENTRANCE CANOPIES, including sub-sections 3208.1 through 3208.6. 

(d) Chapter 33 SITE WORK, DEMOLmON AND CONSTRUCTION, Section 3304 
DEMOLmON AND REMOVAL REGULATIONS. 

(e) Chapter 34 EXISTING STRUCTURES, Section 3403 ADDITIONS, ALTERATIONS OR 
REPAIRS, Sub-section 3403.6 Exceptions, including 3403.6.1 and 3403.6.2. 

• 
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§ 145.0107 Adoption of Appendices to 1994 Uniform Building Code, 1994 Edition 

The following Appendix Chapters of the Uniform Building Code, 1994 Edition, are adopted by 
The City of San Diego. The remaining Appendix Chapters are not adopted: 

CHAPTER 3, Division II 
CHAPTER9 
CHAPTER 18 

CHAPTER 31, Division II 
CHAPTER 31, Division ill 

AGRlCUL TIJRAL BUILDINGS 
BASEMENT PIPE INLETS 
WATERPROOFING AND DAMPPROOFING 
FOUNDATIONS 
MEMBRANE STRUCTURES 
PATIO COVERS 
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Article 5: Building Regulations 

Division 2: Text of Modifications and Additions to the 1994 Uniform Building 
Code for City of San Diego 

§ 145.0201 Purpose of City Modifications or Additions to the 1994 Uniform Building Code 

The purpose of this division is to provide building regulations that meet local conditions by 
modifying or adding sections to the 1994 Uniform Building Code. 

§ 145.0202 Local Modifications to Roof Covering Requirements of the 1994 Uniform Building 
Code 

§ 145.0203 

(UBC Chapter 15-Roojs and roof structures, Section 1503-Roof covering requirements) 

Section 1503 ROOF COVERING REQUIREMENTS of the Uniform Building Code, 1994 
Edition, is adopted with modifications, as follows pursuant to Section 145.010.5 of the Land 
Development Code: 

The roof covering on any structure regulated by the Building Code shall be as specified in Table 
15-A of the Uniform Building Code, 1994 Edition and as classified in Section 1504 of the 
Uniform Building Code, 1994 Edition. 

All wood shingles and wood shakes shall have a Class C roof covering rating . 

The roof -covering assembly includes the roof deck, underlayment, interlayment, insulation and 
covering which is assigned a roof-covering classification. 

Local Modifications and Additions to Foundations and Retaining Walls 
Requirements of the 1994 Uniform Building Code 

(UBC Chapter 18-Foundations and Retaining Walls, Section 1804-Foundation investigation) 

(a) Sub-section 1804.1 of the Uniform Building Code, 1994 Edition, has been adopted without 
change pursuant to Section 145.0103 of the Land Development Code. 

(b) Sub-Section 1804.2 of the Uniform Building Code, 1994 Edition, is adopted with 
modifications as follows, pursuant to Section 145.0105 of the Land Development Code: 

1804.2 Investigation. The classification shall be based on observation and any necessary 
tests of the materials disclosed by borings or excavations made in appropriate locations. 
Additional studies may be necessary to evaluate soil strength, the effect of moisture variation 
on soil-bearing capacity, compressibility, liquefaction, and expansiveness. 

When required by Section 1804.8 or the Building Official, the potential for seismically 
induced soil liquefaction and soil instability shall be evaluated as described in Section 
1804.5. 
Exceptions: 

( 1) The Building Official may waive this evaluation upon receipt of written opinion of a 
qualified civil engineer or engineering geologist that liquefaction is not probable . 

(2) A detached, single-story dwelling of Group R, Division 3 Occupancy. 

Ch. Art. Div. 
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(3) Group U, Division 1 Occupancies. 

(4) Retaining walls less than 12 feet in height. 

(5) Fences. 

(c) Sub-sections 1804.3 Reports through 1804.7 Drainage of the Uniform Building Code, 1994 
Edition, have been adopted without change pursuant to Section 145.0103 of the Land 
Development Code. 

(d) Sub-section 1804.8 Required Geologic Investigation has been added as follows pursuant to 
· Section 145.0106 of the Land Development Code: 

(1) 1804.8.1 A geologic investigation shall be made when required by Table 18-I-E or the 
Building Official, unless excepted by Section 1804. 

(2) 1804.8.2 When required, a report of the geologic investigation shall be submitted to the 
Building Official. When geologic hazards are identified, the report shall contain 
appropriate recommendations for mitigation of the hazards, and these recommendations 
shall be incorporated in the design of the project before issuance of a Building Permit. 
No Building Permit shall be issued for construction where the geologic investigation 
establishes that construction of buildings or structures would be unsafe because of the 
geologic hazards. Issuance of a Building Permit does not constitute a representation that 
the site or construction is safe. 

• 

(3) 1804.8.3 Additions to existing structures ofless than 500 square feet of floor area are • 
exempt from geologic investigation requirements. Consecutive additions to the same 
structure which total 500 square feet or more in any 12"month period may require a 
geologic investigation. 

(4) 1804.8.4 The Building Official may require that a ''NOTICE OF GEOLOGIC AND 
GEOTECHNICAL CONDmONS" be executed by the property owner as a condition 
to the issuance of a Building Permit for any structure to be located over a suspected 
fault or other geologic hazard. A ''NOTICE OF GEOLOGIC AND GEOTECHNICAL 
CONDmONS" may be required when the geologic investigation cannot conclusively 
establish that buildings or structures located on the site would either be safe or unsafe. 
The form of notice shall be as provided by the Building Official, executed by the owner 
of the property, recorded with the San Diego County Recorder, and filed with the City 
of San Diego as a condition to issuance of the permit. 

Table 145-02A 5 Required Geologic Investigation< ) 

Hazard category Geologic Renaissance Geologic Investigation 

111"'. 131::1'. 21, 31(41, 41 .......... AI"'. 8 t"l, ct"' 
121;:s1• 42-44,54 c A,B 

22·27, 32141 B,C A 

45-48,52,53 B A 

51,55 -· A • 
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Footnotes for Table 145-02A 

( 
1
) Hazard category. The Hazard Category describes the geologic feature or condition suspected 

at the site. The Hazard Category is detennined by reference to the current City of San Diego 
Seismic Safety Study (SDSSS) maps. 

(2) Building, structure, and facility classes A, B and C. 

A. Class A includes the following: 

1) Essential Facilities as defmed in Section 1625 of the Uniform Building Code, 1994 
Edition. 

2) Any building, structure or facility where, in the opinion of the Building Official, 
significant generation or storage of toxic, hazardous, or flammable materials will 
occur. Quantities of these materials will be assessed in accordance with the risks 
they present 

B. Class B includes the following developments, occupancy groups, and structures 
provided they are not included in Class A: 

l) All developments consisting of four or more structures. 

2) All new structures requiring deep foundations (piers or pilings). 

3) All buildings over two stories in height. 

4) All buildings containing the following occupancies (Refer to 1994 UBC, Table 3-
A): 

a. Group A, Divisions 1, 2, and 2.1. 
b. Group E, Division l. 
c. Group F, Division 1 and 2. 
d. Group H, Divisions 1, 2, 3, 6 and 7. 
e. Group I, Divisions J and 3. 
f. Group S, Division 1. 

5) All buildings with an occupant load of more than 300 persons as determined by 
Section 10-22, Table 10-A of the Uniform Building Code, 1994 Edition. 

6) Tanks, bins, hoppers, silos, and other storage structures of more than 20,000 
gallons capacity intended to store toxic, hazardous, or flammable contents that are 
not associated with a building, structure, or facility in Class A. 

7) Tanks, bins, hoppers, silos, and similar structures over 35 feet high. 

8) Towers over 35 feet high. 

9) Retaining walls (height is measured from the top of the footing to the top of the 
wall): 

a. Retaining walls over 12 feet in height. 
b. Retaining walls over 8 feet in height supporting a surcharge or retaining toxic, 

hazardous, or flammable contents. 

_ Ch. Art Div. 
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c. Retaining walls associated with structures included in footnote l.B.4. 

C. Class C includes the following occupancy groups and stmctures provided they are not 
included in Classes A or B: 

1) All buildings containing the following occupancies (Refer to 1994 UBC, Table 3-
A): 

a. Group A, Divisions 3 and 4. 
b. Group B, Divisions 1, 2, 3, and 4. 
c. GroupE, Divisions 2 and 3. 
d. Group H, Divisions 4 and 5. 
e. Group I, Division 2. 
f. GroupM. 
g. Group R, Divisions 1 and 3. 
h. GroupS, Divisions 2, 3, 4, and S. 

2) Retaining walls (height is measured from the top of the footing to the top of the 
wall): 

a. Retaining walls over 8 feet in height. 
b. Retaining walls of any height supporting a surcharge or retaining toxic, 

hazardous, or flammable contents. 

3) Tanks, bins, hoppers, silos, and other storage structures intended to store toxic, 
hazardous, or flammable contents. 

4) Tanks, bins, hoppers, silos, and similar structures over 20 feet high. 

5) Towers over 20 feet high. 

Note: No geologic investigations are required for occupancy Group U, Division 1, or any 
other structures of a similar minor nature. 

(3) Faults and Fault Zones-Hazard Category 11, 12, and 13. 

Active and potentially active faults are defined in the most recent edition of "Fault-Rupture 
Hazard Zones in California," Special Publication 42, California Department of Conservation, 
Division of Mines and Geology, a copy of which is on file at the office of the City Clerk as 
Document No. 00-17773-4. 

Fault zones define the limits within which faults are suspected. Fault zones include the 
Alquist-Priolo Earthquake Fault Zones, The Downtown Special Fault Zone, as well as the 
area 100 feet on both sides of the fault lines indicated on the current San Diego Seismic 
Safety Study (SDSSS) maps. Refer to SDSSS maps for location of faults and fault zones. 

(4) Liquefaction Potential-Hazard Category 31 and 32. 

When an investigation is required, adhere to Section 1804.5 of the Uniform Building Code, 
1994 Edition for minimum requirements. 

• 

• 

(S) Geologic Investigation. An investigation of the geologic condition is required for sites where • 
geologic hazards are suspected, prior to obtaining a Building Permit. The investigation will 
either consist of a preliminary study, a geologic reconnaissance, or an in-depth study 

Ch. Art. Div. 
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including field work and analysis, a geologic investigation. The geologic reconnaissance 
report and the geologic investigation report shall include all pertinent requirements as 
established by the Building Official. All reports shall be prepared in accordance with tl}e 
most recent edition of the City of San Diego "Technical Guidelines for Geotechnical 
Reports," on file with the City Clerk as Document No. 00-17773-5. These minimum 
requirements shall be augmented by geologic evaluations pertinent to the type of proposed 
project and anticipated method of construction, which should be described in the report. For 
buildings located in both a fault zone and a hazard category zone, the most restrictive 
requirement shall govern. 

Notwithstanding Table 18-I-E, the Building Official may require a geologic reconnaissance 
report or a geologic investigation report for any site if the Building Official bas reason to 
believe that a geologic hazard may exist at the site. 

End ofFootnotes to Table145-02A 

§ 145.0204 Local Additions to the Plumbing Systems Requirements of the 1994 Uniform 
Building Code 

§ 145.0205 

(UBC Chapter 29-Plumbing Systems, Section 2902-Number of Fixtures) 

Sub-sections 2902.1 General through 2902.6 Group R Occupancies of the Uniform Building 
Code, 1994 Edition, have been adopted without change pursuant to Section 145.0103 of the Land 
Development Code. 

Local Additions to the Construction in the Public Right-of-Way Requirements of 
the 1994 Uniform Building Code 

(UBC Chapter 32-Construction in the Public Right-of-way, Section 3208-Entrance Canopies) 

Section 3208 ENTRANCE CANOPIES bas been added as follows pursuant to Section 145.0106 
of the Land Development Code: 

3208.1 Definition. As used in this Section "Entrance canopies" means shelters entirely or partially 
self-supporting and attached to the exterior wall of a building entrance. 

3208.2 Encroachment on public property. 

No entrance canopy shall be located upon or over public property or rights-of-way unless 
approved by the City Engineer. 

An entrance canopy over public property shall be removed by the owner within 30 calendar days 
following notice directing its removal issued by the City. 

An entrance canopy shall not extend closer than 2 feet to the curb adjacent to the building 
entrance. 

The width of an entrance canopy shall not exceed the width of the entrance to a building by more 
than 2 feet. 

3208.3 Construction. Entrance canopy frames and supporting structural members shall be 
constructed of corrosion-resistant metal designed to support a live load of 5 pounds per square 
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foot and a wind load of 10 pounds per square foot. Canopies shall be covered with approved 
cloth, plastic, or corrosion-resistant metal. Canopies shall be attached to the wall of the building 
with approved quick-release devices. 

No canopy shall be less than 8 feet above the underlying surface, except valances, which shall not 
be less than 7 feet above the underlying surface. Valances shall not exceed 1 foot in width. 

The covering material and height of an entrance canopy shall be approved by the Chief of the Fire 
Department prior to the issuance of a permit. 

3208.4 Lights. Entrance canopies shall not be lighted or illuminated by any light source attached 
directly to the canopies. 

3208.5 Maintenance. All entrance canopies shall be maintained in a safe and undamaged 
condition. 

3208.6 Identification. Entrance canopies shall bear an identifYing label giving the name and 
address of the manufacturer. 

§ 145.0206 Local Deletions and Additions to the Site Work, Demolition, and Construction 
Regulations of the 1994 UnHorm Building Code 

Ch. Alt Div. 
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(UBC Chapter 33-Site Work, Demolition and Construction) 

(a) Section 3301 EXCAVATION AND FllLS, Sub-section 3301.1 General has not been 
adopted pursuant to 145.0104 of the Land Development Code. 

(b) Section 3301 EXCAVATION AND FllLS, Sub-section 3301.2 and Sections 3302 
PREPARATION OF BUILDING SITE and Section 3303 PROTECTION OF 
PEDESTRIANS DURING CONSTRUCTION OR DEMOLmON have been adopted 
without change pursuant to Section 145.0103 of the Land Development Code. 

(c) Section 3304 DEMOLmON AND REMOVAL REGULATIONS has been added as 
follows pursuant to Section 145.0106 ofthe Land Development Code: 

Every person demolishing a structure or building in whole or in part, or removing a building 
from a site, shall comply with the following additional regulations: 

(1) Any excavations or depressions remaining after the structure is removed or demolished 
shall be filled, compacted, and restored to the level of the adjacent ground 

(2) All debris, including portions of the building or structure and contents, shall be 
removed from the site within 90 days from the date the permit was issued •. or 150 days 
if an extension has been granted in accordance with Section 129.0512. 

(3) Combustible material must be removed from the site as demolition proceeds. 

( 4) Dry or dusty materials or debris must be wet down to allay the dust. 

(5) All glass must be removed from the building or structure before beginning demolition . 

(6) Street drainage, drainage structures, natural drainage, or diversion must not be 
obstructed. 

• 

• 

• 



• 

• 

• 

> Chapter 14: General Regulations Final Draft - 9/05/97 

§ 145.0206 
Cont'd 

(7) Demolition work must not be done on public easements without permission. 

(8) Notwithstanding plumbing code requirements for permits, all sewer, gas, and water 
connections must be capped and approval obtained from the Building Official prior to 
covering such connections. Sewer, gas, and water line capping shall be performed in 
the manner prescribed by the Uniform Plumbing Code; such capping shall be located 
within 5 feet of the property line. 

(9) All damages or injuries arising from the demolition and associated work must be made 
good. 

(10) Debris or other combustibles shall not be burned on the site without a written burning 
permit issued by the Fire Marshal of The City of San Diego. 

(11) Electric or gas welding or gas cutting shall not be done on the site without written 
permit issued by the Fire Marshal of The City of San Diego. 

§ 145.0207 Local Deletions and Additions.to the Existing Structures Requirements in the 
1994 Uniform Building Code 

(UBC Chapter 34-Existing Structures, Section 3403-Additions, Alterations or Repairs) 

(a) Sub-sections 3403.1 General through 3403.4 Glass Replacement of the Uniform Building 
Code, 1994 Edition, have been adopted without change pursuant to Section 145.0103 of the 
Land Development Code . 

(b) Sub-section 3403.5 Historic Buildings ofthe Uniform Building Code, 1994 Edition, has not 
been adopted pursuant to Section 145.0104 of the Land Development Code. Title 24, Part 8, 
California Code of Regulations governs restoration of historical buildings. 

(c) Section 3403.6 Exceptions has been added as follows pursuant to Section 145.0106 of the 
Land Development Code: 

3403.6.1 Substandard. Alterations and repairs of existing buildings may allow for the 
replacement, retention, and extension of original materials and the continued use of original 
methods of construction, provided the building does not become or continue to be a 
"Substandard Building" as defined in California Health and Safety Code section 17920.3 and 
the alterations or repairs do not adversely affect any structural member or any part of the 
building or structure having required fire resistance. 

3403.6.2 Live!W ork. The addition of floors in existing buildings may be permitted if all of 
the following conditions are met to the satisfaction of the Building Official: 

(I) The building must be used for ']oint living and work quarters" ("live/work quarters") as 
defined in California Health and Safety Code section 17958.11, and the specific area of 
the floor addition shall be used onJy for living areas for live/work quarters. 

(2) The floor area addition shall not exceed 10 percent of the existing building's floor area 
and shall be located entirely within the existing building. 

(3) A report of structural survey shall be submitted to the Building Official establishing that 
the building with the proposed floor additions is not subject to any greater risk of 
earthquake damage than it would have been under a previously permitted use without 
the floor additions. 

Ch. At1. Div. 
114i 5 I 2 •• 



~ Chapter 14: General Regulations Final Draft - 9/05/97 

§ 145.0207 
Cont'd 

Ch. Alt. Div. 
114. sl2-

(4) The owner of the building, binding its successors in interest, agrees in writing on a form 
provided by the Building Official to not hold the City liable for the expense of any 
alterations completed pursuant to this section if the City later determines that a general 
structural reinforcement of the building is required. The agreement shall be recorded 
with the County Recorder. 

( 5) The owner of the building, binding its successors in interest, agrees in writing on a form 
provided by the Building Official to remove all floors that have been added pursuant to 
this section if the building ceases to be used for live/work purposes. The agreement 
shall be recorded with the County Recorder. 

• 

• 

• 
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Article 5: Building Regulations 

Division 3: Additional Building Regulations for Swimming Pools, Spas, and Hot 
Tubs 

§ 145.0301 Purpose of Building Regulations for Swimming Pools, Spas and Hot Tubs 

The purpose of this division is to establish building regulations for private swimming pools, spas, 
and hot tubs located on the premises of Group R, Division 3 (Occupancies). 

§ 145.0302 When Swimming Pool, Spa, and Hot Tub Regulations Apply 

The building regulations of this division apply to any outdoor swimming pool. An outdoor 
swimming pool means any structure intended for swimming or recreational bathing that can 
contain water over 24 inches in depth and is not totally contained within a residential structure 
and surrounded on all four sides by walls of the structure. This includes in-ground, aboveground 
and on-ground swimming pools, hot tubs, and spas. 

§ 145.0303 Barrier Requirements for Outdoor Swimming Pools 

An outdoor swimming pool shall be provided with a barrier, meaning a fence, wall, building wall, 
or combination thereof, that completely surrounds the swimming pool, obstructs access to the 
swimming pool, and complies with the following: 

(a) The top of the barrier shall be at least 60 inches above grade, described as elevation of the 
surface of the ground. The grade shall be measured on the side of the barrier that faces away 
from the swimming pool and shall be constructed to withstand the forces contained in the 
Building Code. The maximum vertical clearance between grade and the bottom of the barrier 
shall be 4 inches, measured to a hard surface such a.S concrete, or 2 inches, measured to 
earth. This measurement shall be taken on the side of the barrier that faees away from the 
swimming pool. Where the top of the swimming pool is above grade, such as an 
aboveground pool, the barrier may be the pool's structure itself, or mounted on top of the 
pool structure. Where the barrier is mounted on top of the pool structure, the maximum 
vertical clearance between the top of the pool structure and the bottom of the barrier shall be 
4 inches. 

(b) Openings in the barrier shall not allow passage of a 4-inch-diameter sphere. 

(c) Solid barriers that do not have openings, such as masonry or stone walls, shall not contain 
indentations or protrusions except for tooled masonry joints. 

(d) Where the barrier is composed of horizontal and vertical members and the distance between 
the tops of the horizontal members is less than 45 inches, the horizontal members shall be 
located on the swimming pool side of the fence. Spacing between vertical members shall not 
exceed 2 inches in width. Where there are decorative cutouts within vertical members, 
spacing within the cutouts shall not exceed 2 inches in width. 

(e) Where the barrier is composed of horizontal and vertical members and the distance between 
the tops of the horizontal members is 45 inches or more, spacing between vertical members 
shall not exceed 4 inches. Where there are decorative cutouts within vertical members, 
spacing within the cutouts shall not exceed 2 inches in width . 

(f) Maximum mesh size for chain link fences shall be a 2-inch square. The wire shall not be less 
than 11-112 gauge. 
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Cont'd (g) Where the barrier is composed of diagonal members, such as a lattice fence, the maximum 

opening formed by the diagonal members shall be no more than 2 inches. 

(h) Access gates shall comply with the requirements of Section 145.0303(a) through (g), and 
shall be equipped to accommodate a locking device no less than 54 inches above grade. 
Pedestrian-access gates shall open outward away from the pool and shall be self-closing and 
have a self-latching device. Gates other than pedestrian access gates shall comply with the 
requirements of Section 145.0303(a) through (g), and shall be equipped with a locking 
device. 

(i) Where an aboveground pool structure is used as a barrier or where the barrier is mounted on 
top of the pool structure and the means of access is a ladder or steps the following apply: 

(1) The ladder or steps shall be capable of being secured, locked, or removed to prevent 
access; or, 

(2) The ladder or steps shall be surrounded by a barrier that meets the requirements of 
Section 145.0303(a) through (h). 

When the ladder or steps are secured, locked, or removed, any opening created shall not 
allow the passage of a 4-inch diameter sphere. 

(j) Hot tubs and spas located outdoors and not exceeding 64 square feet of water surface may 
have rigid pool covers equipped with a permanent locking and latching device in lieu of the 
barrier required by this division. 

(k) Where unusual circumstances exist that make strict enforcement ofthis division impractical, 
the Building Official may grant modifications for individual cases as provided in Section 
129.0104(a). 

§ 145.0304 Entry or Exit 

A barrier, gate, or other protective device as required by this division shall be installed to comply 
with state law and the fire exit requirements as contained in the Building Code. No swimming 
pool shall be installed in any court or yard area that is required for entry or exit to any building or 
occupancy. 

§ 145.0305 Minimum Front, Side, and Rear Yard Setbacks for Swimming Pools 

(a) Swimming pools that project 3 feet or less above grade shall be located at least 3 feet from 
all front, side, and rear property lines. 

(b) Swimming pools that project more than 3 feet above grade shall be located at least 4 feet 
from all rear property lines, and the distance from front and side property lines specified in 
Chapter 13, Article 1 (Base Zones), for front and side yard clearances for the zone in which 
the pool is located, but in no case less than 3 feet and shall comply with front and side yard 
setback requirements for the applicable zone, and shall not be allowed less than 3 feet from 
the property line in any zone. 

(c) All heating, filtering, pumping, and accessory equipment constructed after the effective date 
of this ordinance shall be subject to a 4-foot side and rear yard requirement. 

(d) All heating, filtering, pumping, and accessory equipment used in connection with a 

• 

• 

• 
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swimming pool, if located entirely below the finished grade of the site and provided with a 
permanent, durable, protective cover, need not observe the front, side, or rear yard 
requirements. 

§ 145.0306 Lot Coverage 

Swimming pools shall not be considered residential structures for purposes of computing lot 
coverage as set forth in Section 113.0240 . 

Ch. Art. Div. 
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Article 5: Building Regulations 

Division 4: Additional Building Regulations for Archaic Materials and Methods of 
Construction 

§ 145.0401 Purpose of the Archaic Materials and Methods of Construction Regulations 

§ 145.0402 

§ 145.0403 

The purpose of this division is to promote public safety and welfare by identifying potential 
hazards associated with unreinforced masonry bearing wall buildings that meet the requirements 
as described by this division and by establishing a voluntary mitigation program with some 
mandatory aspects for these buildings. Buildings that have unreinforced masonary bearing walls 
are widely recognized for sustaining life-hazardous damage as a result of partial or complete 
collapse during moderate to strong earthquakes. 

The technical provisions of this division establish minimum standards for structural seismic 
resistance, primarily to reduce the risk of loss of life or injury, but which will not necessarily 
prevent loss of life or injury or prevent earthquake damage to an existing building that complies 
with these standards. 

This division provides systematic procedures and standards for identification and classification of 
unreinforced masonry bearing wall buildings based on their present use. 

When the Archaic Materials and Methods of Construction Regulations Apply 

Except as provided in Section 145.0403, the provisions of this division apply to buildings 
constructed or under construction before March 24, 1939, or for which a Building Permit was 
issued before March 24, 1939, and to City-owned buildings designated pursuant to Council 
resolution, which on January 1, 1994, had at least one Unreinforced Masonry Bearing Wall as 
defined in this division. 

Exemptions from the Archaic Material and Methods of Construction Regulations 

This division shall not apply to the following: 

(a) Any detached single or two-family dwelling unit and detached apartment houses containing 
five or fewer units used solely for residential purposes and the accessory buildings for these 
occupancies. The exemption does not apply to buildings or structures containing mixed or 
nonresidential occupancies. 

(b) Buildings that have been completely seismically retrofitted to comply with earlier editions of 
these regulations as provided in San Diego Municipal Code Chapter 9, Division 88, (Archaic 
Materials and Method of Construction), or equivalent, before January 1, 1994. Complete 
seismic retrofit shall be as detennined by the Building Official. 

§ 145.0404 Definitions for this Division Only 

The following definitions apply to this division: 

"Building" for the purpose of determining occupant load, means any contiguous or 
interconnected structure and for the purpose of engineering evaluation, means the entire structure 
or any portion thereof that will respond to seismic forces as a unit. 

"Building Collapse or Partial Collapse" means the condition brought about by inadequate 

Ch. Art. Div. 
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resistance to loading in which the actual structure of a building, including "External Hazards", 
whether entire or localized, gives way internally, or onto lower adjacent buildings (with a 
minimum height differential of 6 feet) or onto an adjacent exit or public way. 

"Building Maintenance'' means the act or process of applying preservation treatments to a 
building or structure. It includes housekeeping; routine and cyclic work scheduled to mitigate 
wear and deterioration without altering the appearance of the building or structure; and the repair 
or replacement in kind ofbroken or worn-out elements, parts, or surfaces to keep the existing 
appearance. Building maintenance includes stabilization work necessary to protect damaged 
historic fabric from additional damage and the actions taken to prevent damage and minimize 
deterioration of an object by practicing preventive conservation or by performing a suitable 
.treatment on the object itself. 

"Cumulative Value of Remodel or Renovation" means the "Value ofRemodel or 
Renovation" accumulated from January 1, 1994 to the date an event regulated by this division 
occurs. The Cumulative Value of Remodel or Renovation shall exclude the value of any 
nonstructural tenant improvements made or performed subsequent to the date a building owner 
provides floor-to-wall and roof-to-wall anchors under Section 145.0411. 

"Date of Service" means the date the Building Official served an order requesting 
compliance with this division to an owner of a building either in person or by deposit in the U.S. 
Mail, postage prepaid and certified return requested. 

"Essential Facility" means any building or structure classified in Occupancy Category I of 
Table 16-K of the Uniform Building Code, 1994 Edition adopted by the City. 

• 

"Existing Use or Occupancy" means any use or occupancy that was legally established in a • 
building at any time since its original construction. 

"External Hazards" means objects attached to or located on the roof structure or forming the 
exterior facade of a building that have the potential to give way internally or onto lower adjacent 
buildings (with a minimum height Cilifferential of 6 feet) or onto an adjacent exit or public way. 
Examples include rionstructural exterior wall panels such as masonry infill or decorative precast 
concrete, parapets, masonry chimneys, tile roofing, fire escapes or balconies, tanks and masonry, 
or stone wall veneers and wall ornamentation. 

"Hazard Category" means the ranking assigned a use or occupancy as determined under 
Table 88-A of Section 145.0427 and based on degree of probable risk ofloss of life or injury due 
to a seismic event 

"Hazardous Facility" means any building or structure classified in Occupancy Category n of 
Table 16-K of the Uniform Building Code, 1994 Edition adopted by the City. 

"Historical Building" means any qualified Historical Building as defined by the State 
Historical Building Code (SHBC) under California Health and Safety Code sections 18950-
18960. Historical Building includes any structure, collection of structures, historical landscape, 
artifacts, objects and their associated sites, and historic districts deemed of importance to the 
history, architecture, or culture of an area by an appropriate local, state, or federal governmental 
jurisdiction. Historical Building also includes designated contributing buildings listed in a 
historical district; structures on official federal, state, or local historical registers or official 
inventories, such as the National Register of Historic Places, State Historical Landmarks, State 
Points of Historical Interest; and officially adopted City or county registers or inventories of • 
historical or architecturally significant sites, places, or landmarks. Structures included in 
inventories submitted to the Office of Historic Preservation shall be treated as Historical 
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"Remodel or Renovation" means any work requiring a perinit pursuant to Sections 129.0202 
and 129.0203 including additions; alterations; interior improvements; electrical, mechanical, and 
plumbing upgrading or replacement; or structural upgrading or replacement. 

"Retrofit Guideline Document" means a document developed by the owner of a building 
detailing plans for a complete seismic retrofit of the building according to the technical provisions 
of this division. 

"Seismic Retrofit (Complete)" means the mitigation of any deficiencies found to exist in the 
building's lateral force-resisting system that could potentially cause collapse or partial collapse 
failure. 

"Structural Survey and Engineering Report" means the investigation and subsequent 
preparation of a report by a civil or structural engineer or architect licensed in the State of 
California. which addresses the existence, nature, and extent of structural deficiencies that could 
result in collapse or partial collapse of a building and the existence, nature, and extent of 
deficiencies in the anchoring of external hazards. 

"Unreinforced Masonry Bearing Wall" is defined in the 1991 Edition of the Uniform Code 
for Building Conservation (UCBC) Appendix Chapter 1, a copy of which is on file in the office 
of the City Clerk as Document No. 0-17773-3. 

"Value of the Building" means the valuation of the building itself, obtained using the 
building valuation schedule administered by the Building Official at the time of construction or an 
appraisal certified by a member of a recognized appraisal institute, whichever is greater. 

General Regulations for Archaic Materials and Methods of Construction 

(a) When structural seismic upgrading is required or is being voluntarily provided, the building 
elements regulated by this division shall be those listed in Table No. A-1-F of the UCBC 
Appendix Chapter 1. 

(b) In addition to the requirements set forth in this division, the provisions of Uniform Building 
Code, Chapter 34, 1994 Edition shall also apply to alterations or additions made to buildings 
within the scope of this division. 

(c) This division does not require alteration of existing electrical, plumbing, mechanical, or fire 
safety systems unless their condition will cause the building to be classified as a dangerous 
building under Section 121.0404. If the building is declared dangerous, abatement of the 
dangerous condition shall be initiated under Chapter 12, Article 1, Division 4 (Procedures 
for Abatement of Unsafe, Dangerous, or Substandard Buildings or Structures). 

(d) Except as specifically provided for by Uniform Building Code, Chapter 34, 1994 Edition, 
alterations performed solely to achieve compliance with the requirements ofthis division, or 
the value of such alterations, or both, shall not subject the owner to compliance with other 
proVisions of the San Diego Municipal Code, such as Section 142.0610. 

(e) For technical, material, and design requirements, refer to Sections Al03 through AllO of the 
UCBC Appendix Chapter I, including all tables and figures (except Table A-1-E) . 

(f) The technical provisions established by Section 145.0405(e) do not apply to the 
strengthening of Essential or Hazardous Facilities when located in Seismic Zone Nos. 3 or 4. 
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adopted by the City, except as modified by this division. 

(h) Alternate materials, designs, or methods of construction may be approved and their use 
authorized by the Building Official in accordance with the provisions of Section 129.0109. 
The proposed materials, designs, or methods of construction must comply with the purposes 
of this division and be for the use intended. 

§ 145.0406 Regulations for Essential or Hazardous Facilities 

(a) The regulations of this section apply to essential or hazardous facilities, described as any 
building or structure within the scope of this division and classified in Occupancy Category I 
or II of Table 16-K of the Uniform Building Code, 1994 Edition adopted by the City. 

(b) The Building Official may serve an order to comply with this division in accordance with 
Sections 145.0413, 145.0414, and 145.0415. 

(c) The order shall require preparation of a Structural Survey and Engineering Report of the 
building to be completed in accordance with Sections 145.0418, 145.0419, 145.0420, and 
145.0421. 

(d) If the Structural Survey and Engineering Report shows that the building meets the 
requirements of the State Historical Building Code, if applicable, or the 1994 Uniform 
Building Code as adopted by the City for new buildings of the same occupancy category, no 
further action is required. 

(e) If it does not, the owner shall prepare and submit a Retrofit Guideline Document to the 
Building Official, in accordance with the provisions of Section 145.0424. 

(f) The owner shall either demolish or strengthen the building to meet the technical provisions 
of the Retrofit Guideline Document within 5 years from the date of service of the order. 

§ 145.0407 Regulations for RemOdels Exceeding 100 Percent of Valuation 

(a) The regulations of this section apply to buildings within the scope of this division that meet 
the following conditions: 

(1) The buildings are not classified in Occupancy Category I or II of Table 16-k of the 
Uniform Building Code, 1994 Edition; and 

(2) The Cumulative Value of Remodel or Renovation excluding the cost of seismic retrofit 
or the removal stabilization or bracing of External Hazards, exceeds 100 percent of the 
value of the building within any 5-year period after January 1, 1994. 

(A) The 50 percent value shall exclude the value of any nonstructural tenant 
improvements made or performed after the date a building owner provides floor-to
wall and roof-to-wall anchors under this section; 

• 

(B) The value of the remodel is the value of work requiring a permit that is obtained by 
using the building valuation schedule administered by the Building Official for 
tenant improvements, additions, or alterations in effect at the time of permit • 
issuance, or other evidence satisfactory to the Building Official, whichever is less. 
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(C) If unpermitted work, for which a permit was required, is discovered after January 
1, 1994, the valuation of the work is obtained by using the current building 
valuation schedule administered by the Building Official. 

(b) The Building Official may serve an order to comply with this division in accordance with 
Sections 145.0413, 145.0414, and 145.0415. 

(c) The order shall require preparation of a Structural Survey and Engineering Report of the 
building to be completed in accordance with Sections 145.0418, 145.0419, 145.0420, and 
145.0421. 

(d) If the Structural Survey and Engineering Report shows that the building meets the 
requirements of the State Historical Building Code, if applicable, or the 1994 Uniform 
Building Code as adopted by the City for new buildings of the same occupancy category, no 
further action is required. 

(e) If it does not, the owner shall prepare and submit a Retrofit Guideline Document to the 
Building Official, in accordance with the provisions of Section 145.0424. 

(f) The time schedule shall specifY completion dates for each phase of the seismic retrofit with 
the final date for completion of all items listed in the Structural Survey and Engineering 
Report to be a maximum of 10 years from the date of permit issuance for the portion of 
remodeling or renovation whose cost exceeds 100 percent of the value of the building. 

Regulations for Change to a Higher Hazard Category· 

(a) The regulations of this section apply to buildings within the scope of this division that ( 1) are 
not classified in Occupancy Category I or n of Table 16-k of the Uniform Building Code, 
1994 Edition, and (2) if more than 33 percent of the total floor area of the building changes 
from an Existing Use or Occupancy to a Higher Hazard category use or occupancy as 
determined by Table 145-05A of Section 145.0427, except as provided in 145.0408(b). 

(b) If the use or occupancy of part or all of a building is changed to a higher relative hazard as 
determined by Table 145-05A, but the occupant load of the building is not increased, the 
building's hazard category will still be considered unchanged and the following regulations 
do not apply. 

(c) A Board of Appeals application must be completed and recorded to ensure that subsequent 
owners adhere to the required base load. 

(d) The Building Official may serve an order to comply with this division in accordance with 
Sections 145.0413, 145.0414, and 145.0415. 

(e) The order shall require preparation of a Structural Survey and Engineering Report of the 
building to be completed in accordance with Sections 145.0418, 145.0419, 145.0420, and 
145.0421. 

(f) If the Structural Survey and Engineering Report shows that the building meets the 
requirements of the State Historical Building Code, if applicable, or the 1994 Uniform 
Building Code as adopted by the City for new buildings of the same occupancy category, no 
further action is required . 

(g) If it does not, the owner shall prepare and submit a Retrofit Guideline Document to the 
Building Official, in accordance with the provisions of Section 145.0424. 
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The time schedule shall specify completion dates for each phase of the seismic retrofit with 
the final date for completion of all items listed in the Structural Survey and Engineering 
Report to be a maximum of 10 years from the date of change of use or occupancy to a higher 
hazard category. 

§ 145.0409 Regulations for Unsafe Buildings Within the Scope of this Division 

(a) If the building is declared structurally unsafe, abatement of the unsafe condition shall be 
initiated in accordance with Chapter 12, Article 1, Division 4 (Procedures for Abatement of 
Unsafe, Dangerous or Substandard Structures). 

(b) The Building Official may serve an order to comply with this division in accordance with 
Sections 145.0413, 145.0414,. and 145.0415. 

(c) The order shall require preparation of a Structural Survey and Engineering Report of the 
building to be completed in accordance with Sections 145.0418, 145.0419, 145.0420, and 
145.0421. 

(d) If the Structural Survey and Engineering Report shows that the building meets the 
requirements of the State Historical Building Code, if applicable, or the 1994 Uniform 
Building Code as adopted by the City for new buildings of the same occupancy category, no 
further action is required. · 

(e) If it does not, the owner shall prepare and submit a Retrofit Guideline Document to the 
Building Official, in accordance with the provisions of Section 145.0424. 

• 

§ 145.0410 Regulations for Buildings Not Classified as Essential or Hazardous Facilities • 

(a) The regulations of this section apply to buildings that are within the scope of.this division 
and are not classified in Occupancy Category I or n of Table 16-K of the UBC, 1994 
Edition, and that contain any parapets and other exterior wall or roof appendages or objects 
attached to or located on the roof structure or forming the exterior facade of a building that 
meet both of the following criteria: 

(1) Critical Placement Where the parapets, exterior wall, roof appendages, or any other 
external objects have the potential to give way internally or onto lower adjacent 
buildings (with a minimum height differential of 6 feet) or property, or onto an adjacent 
exit or public way; and 

(2) Relative Height. Where the parapets and other External Hazards or exterior wall or roof 
appendages that extend above the lower of either the level o:f the closest adjacent roof
to-wall anchors or the roof sheathing do not meet the requirements of Sections All O(a) 
and AllO(f) of the UCBC Appendix Chapter 1. 

(b) Examples include nonstructural exterior wall panels such as masonry infill or decorative 
precast concrete, parapets, masonry chimneys, tile roofmg, fire escapes or balconies, tanks 
and masonry or stone wall veneers and wall ornamentation. 

(c) The owner of a building regulated by this section shall, within 5 years after the Date of 
Service of an order to comply, provide partial seismic mitigation in the form of the removal, 
stabilization, or bracing of all the building elements that meet both of the criteria of Section 
145.0410(a) (1) and (2). 

(d) The removal, stabilization, and bracing process shall include the provision of roof-to-wall • 
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anchors around the perimeter of the entire building. Existing roof-to-wall anchors must meet, 
or shall be upgraded to meet, the minimum requirements ofSection AllO(a) of the UCBC 
Appendix Chapter 1, or new anchors meeting the minimum requirements of Section All O(a) 
shall be installed. 

(e) If the building is an Historical Building, this construction shall comply with the State 
Historical Building Code and parapet removal may not be used as a method to mitigate 
External Hazards. 

(f) No further action is required by the owner of a building covered by this section, unless one 
ofthe actions covered by Sections 145.0407, 145.0408, 145.0409, or 145.0410 occurs. 

§ 145.0411 Regulations for Remodels over 50 Percent of Building Value 

(a) The regulations of this section apply to buildings within the scope of this division that meet 
the following conditions: 

(1) The buildings are not classified in Occupancy Category I or II of Table 16-k of the 
Uniform Building Code, 1994 Edition; and 

(2) The Cumulative Value ofRemodel or Renovation accumulated since January 1, 1994, 
excluding the cost of seismic retrofit, or the removal, stabilization, or bracing of 
External Hazards, exceeds 50 percent of the value of the building within any 5-year 
period after January 1, 1994, 

(A) The 50 percent value shall exclude the value of any nonstructural tenant 
improvements made or performed after the date a building owner provides floor-to
wall and roof-to-wall anchors under this section. 

(B) The value of the remodel is the valuation of work requiring a permit that is 
obtained by using the building valuation schedule administered by the building 
official for tenant improvements, additions, or alterations in effect at the time of 
permit issuance, or other evidence satisfactory to the Building Official, whichever 
is less. 

(C) If unpermitted work, for which a permit was required, is discovered after January 
1, 1994, the valuation of the work is obtained by using the current building 
valuation schedule administered by the Building Official. 

(b) The owner of a building regulated by this section shall, within 5 years after the Date of 
Service of an order to comply, provide floor-to-wall and roof-to-wall anchors around the 
perimeter of the entire building. Existing floor-to-wall and roof-to-wall anchors must meet, 
or shall be upgraded to meet, the minimum requirements of Section A llO(a) of the UCBC 
Appendix Chapter 1, or new anchors meeting those requirements shall be installed. 

(c) If the building is an Historical Building, the installation shall comply with the State 
Historical Building Code. 

(d) The owner may have a Structural Survey and Engineering Report prepared. Installation will 
not be required if the owner establishes to the satisfaction of the Building Official, through a 
Structural Survey and Engineering Report, that the existing anchoring system meets those 
requirements . 
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§ 145.0412 Regulations for Historical Buildings Within the Scope of this Division 

(a) Historical Buildings or structures as defined by Section 145.0404 shall comply with the 
minimum structural provisions of the State Historical Building Code (SHBC), Title 24, Part 
8, California Code of Regulations. Provisions found within the SHBC for the seismic 
strengthening of Historical Buildings may be used to comply with this division. 

(b) Allowable stresses for archaic materials not specified in the Uniform Building Code, 1994 
Edition or Table No. A-1-C of the UCBC Appendix Chapter 1 may be based on 
substantiating research data or engineering judgement subject to the Building Official's 
satisfaction. 

(c) Alternative materials, design, or methods of construction may be approved by the Building 
Official in accordance with the provisions of Section 129.0109. In addition, when a request 
for an alternative proposed design, material, or method of construction is being considered, 
the Building Official may file a written request for review to the State Historical Building 
Safety Board for its consideration, advice, or findings in accordance with the SHBC. 

§ 145.0414 Service of the Order to Comply 

(a) The order shall be in writing and shall be served upon the owner of the building as shown on 
the last equalized property tax assessment roll of the San Diego County Assessor. The order 
may also be served upon the person in apparent charge or control of the building. The order 
shall be served in person or by certified mail, postage prepaid and return receipt requested. 

(b) The date of service of the order shall be either the date that the Building Official served the 
order in person or the date of deposit of the order in the U.S. mail. 

(c) The Building Official may at the written request of the owner, order that the building comply 
with this division before the normal service date for the building. 

§ 145.0415 Contents of Order to Comply 

The order shall be accompanied by a copy of this division and a copy of Sections Al03- A110 of 
Chapter 1 of the UCBC, which set forth the owner's alternatives and time limits for compliance. 
The order shall specifY that the Building Official has determined that the building is within the 
scope of this division and one of the following conditions applies: 

(a) The building is an Essential or Hazardous Facility requiring compliance with Section 
145.0406; 

(b) The owner is required to provide partial seismic mitigation in the form ofExternal Hazard 

• 

• 
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removal and stabilization or bracing within 5 years after the Date of Service in accordance 
with Section 145.0410; 

(c) The building is within the scope of this division due to the occurrence of the condition listed 
in Section 145.0411 that requires the owner to provide partial seismic mitigation in the form 
of floor-to-wall and roof-to-wall anchors within a 5-year period after the Date of Service; 

(d) The building is within the scope of this division due to occurrence of one of the conditions 
listed in Sections 145.0407, 145.0408, and 145.0409 that requires the owner to submit a 
complete Structural Survey and Engineering Report to the Building Official within 120 
calendar days and, if applicable, a Retrofit Guideline Document within 240 calendar days 
after the Date of Service. 

§ 145.0416 Appeal from Order to Comply 

(a) The owner or person in charge or control of the building may appeal the Building Official's 
initial determination that the building is within the scope of this division or request an 
extension of time to a Hearing Officer appointed by the City Manager pursuant to 
administrative hearing regulations promulgated by the City Manager. 

(b) Ally appeal in accordance with this section shall be filed with the Building Official within 90 
calendar days after the Date of Service of the Order to Comply. The appeal shall be made in 
writing upon appropriate forms provided by the Building Official and the grounds for the 
appeal shall be stated clearly and concisely . 

(c) Ally appeal in accordance with this section shall be decided by the Hearing Officer no later 
than 60 calendar days after the date that the appeal is filed unless extended for good cause 
and, in that case, as soon as reasonably possible thereafter. If the appeal is decided adversely 
to the owner, the owner shall then comply with the Building Official's order, either as 
provided for in the Hearing Officer's order or as specified in the original order with due 
allowance for the time the appeal was processed. 

(d) Other appeals or requests for determination of alternate equivalency to, minor deviations 
from, or interpretations of the-provisions of this division shall be made in accordance with 
the proced~es established in Section 129.0104. 

§ 145.0417 Enforcement of an Order to Comply 

If the owner or other person in charge or control of the subject building fails to comply with any 
order issued by the Building Official pursuant to this division within any of the time limits of this 
section, or following an appeal pursuant to Section 145.0416, the Building Official may pursue 
any administrative or judicial remedies provided for in Municipal Code Chapters 1 or 12. This 
may include an order that the entire building be vacated and remain vacated until the order has 
been complied with. If compliance with the order has not been accomplished within 90 calendar 
days after the date the building has been ordered vacated or such additional time as may have 
otherwise been granted, the Building Official may order its demolition in accordance with the 
provisions of Chapter 12, Article 1, Division 4 (Procedures for Abatement ofUnsafe, Dangerous 
or Substandard Structures), or by court order pursuant to the provisions of Municipal Code 
Chapter 1 . 
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§ 145.0418 Preparation and Content of a Structural Survey and Engineering Report 

(a) The purpose of a Structural Survey and Engineering Report is to investigate and evaluate~ in 
a thorough and unambiguous fashi~ a building's structural systems that resist the forces 
imposed by earthquakes and to determine if any individual portion or combination of these 
systems is inadequate to prevent a structural failure (collapse or partial collapse). 

(b) A Structural Survey and Engineering Report shall mean the investigation and subsequent 
preparation of a report which addresses the existence nature and extent of structural 
deficiencies that could result in collapse or partial collapse of a building and the existence~ 
nature, and extent of deficiencies in the anchoring of External Hazards. 

(c) When required, a Structural Survey and Engineering Report shall be submitted to the 
Building Official within 120 calendar days after the Date of Service. 

(d) The Structural Survey and Engineering Report shall investigate and analyze buildings within 
the scope of this division as individual cases without comparison to similar type or age 
buildings. Generalities or stereotypes are to be avoided in the evaluation process by focusing 
on the specifics of the structural system of the building in question and the local geology of 
the land on which the building is constructed. 

(e) If the building is an Historical Building, all items listed in the Structural Survey and 
Engineering Report requiring mitigation shall be thoroughly addressed under the provisions 
of the State Historical Building Code. 

§ 145.0419 Who May Prepare a Structural Survey and Engineering Report 

A Structural Survey and Engineering Report shall be prepared by a civil or structural engineer or 
architect licensed by the State of California. 

§ 145.0420 Level of Investigation 

Some buildings will require extensive testing and field investigation to uncover potential 
structural deficiencies, while others will allow the same level of overall evaluation by a less 
complicated process due to simplicity of design or the availability of original or subsequent 
alteration design and construction documents. The level of investigation must be sufficient to 
produce a report that is complete and can serve as a sound basis for a conclusion on the collapse 
or partial collapse hazard a building may present 

§ 145.0421 Format of Report 

The report shall contain, at a minimlllll, the following information: 

(a) General Information. A description of the building including: 

(1) Street address. 

(2) Character of use or occupancy with plans indicating the square footage of each use. 

• 

• 

(3) Plans and elevations showing the location, type, and extent of lateral force-resisting .• 
elements in the building, both horizontal and vertical. 
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(4) A description of the construction materials used in the structural elements and 
information regarding their present condition. 

(5) The date of original construction, if known, and the date of any subsequent additions or 
substantial structural alterations, if known. 

(6) The name and address of the original designer and contractor, if known, and the name 
and address of the designer and contractor for any subsequent additions or structural 
alterations, if known. 

(b) Investigation and Evaluation of Structural Systems. All items to be investigated and the 
methods of investigation for each type of building under consideration. 

(c) Test Reports. All field and laboratory test results. Evaluation of the significance of these test 
results shall be made with regard to each structural system or typical connection being 
evaluated. This evaluation may be limited to a statement of the adequacy or inadequacy of 
the system or connection based on the lateral load demand it would be required to resist by 
calculation. If tests reveal inadequacy, a conceptual solution must be included in the report. 

(d) Conclusions. Based on the demand/capacity ratio and the specific evaluation items, a 
statement shall be provided explaining the overall significance of the deficiencies found to 
exist in the building's lateral force-resisting system regarding potential collapse or partial 
collapse failure. 

(e) Recommendations. An appropriate solution that could be used to strengthen the structure to 
alleviate any collapse or partial collapse threat shall be specified . 

Exceptions and Alternatives to Content of Report 

Exceptions to the specific items required to be included in the Structural Survey and Engineering 
Report may be granted by the Building Official upon review of a written request from the 
engineer or architect preparing the report. The request shall provide evidence that adequate 
information concerning the required items can be determined by alternate means or that a 
conclusion can be made about the item without following the solution called for in this division. 
The purpose of granting exceptions shall be to reduce the costs of disruption that would result 
from taking required actions when it can be shown that they are unnecessary to provide 
information available by equivalent means. In no case will an exception be granted that would 
result in an item not being completely evaluated. 

§ 145.0423 Review and Availability of Structural Survey and Engineering Report 

(a) The Building Official will review the submitted Structural Survey and Engineering Report 
for compliance with the requirements of this division. 

(b) The cost of this review shall be covered by a fee assessed from the building owner based on 
the time required for review. This amount shall be credited to the plan checking fee collected 
for any future mitigation of structural inadequacies specified in the Structural Survey and 
Engineering Report . 

(c) Copies of the Structural Survey and Engineering Report shall be made available to the public 
for a standard fee or may be reviewed at the Development Services Department. 
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§ 145.0424 Retrofit Guideline Document 

When a Retrofit Guideline Document is required, it shall be submitted within 240 calendar days 
after the Date of Service of the Order to Comply. 

§ 145.0425 Regulations for Buildings of Archaic Unreinforced Masonry 

(a) A building or structure of archaic unreinforced masonry shall comply with the provisions set 
forth in this seetion. 

(b) A qualified Historical Building may comply with the State Historical Building Code in order 
to fulfill the requirements of this section. 

(c) Existing or re-erected walls of adobe or stone shall conform to the following: 

(1) Exterior bearing walls of unreinforced stone masonry shall not exceed the height-to
thickness or length-to-thickness ratio, and exterior walls ofunreinforced adobe masonry 
shall not exceed the length-to-thickness ratio, specified in Table No. A-1- B of the 
UCBC Appendix Chapter 1. Exterior walls of unreinforced adobe masonry shall not 
exceed a height-to-thickness ratio of 6 to 1 for Seismic Zone No. 3, or a ratio of 5 to 1 
for Seismic Zone No. 4. The walls shall be provided with a reinforced concrete bond 
beam at the top that interconnects all walls. The bond beam shall have a minimum 
depth of 6 inches. The bond beam may have a width equal to the width of the wall less 

• 

8 inches, provided the resulting width is not less than 8 inches. Bond beams of other • 
materials or seiSinic retrofit designs may be used with the approval of the Building 
Official. 
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Exterior bearing walls shall have a minimum wall thickness of 18 inches in Seismic 
Zone Nos. 3 and 4. Interior adobe partitions shall be a minimum of 10 inches in 
thickness. No adobe or stone structure may exceed one story in height unless the 
historic evidence, satisfactory to the Building Official, indicates a two-story height. In 
such cases, the height-to-thickness ratio shall be as above for the first floor based on the 
total two-story height and the second floor wall thickness shall not exceed a ratio of 6 to 
1. Bond beams shall be provided at the roof and second floor levels. 

(2) Foundations shall be reinforced concrete under newly reconstructed walls and shall be 
50 percent wider than the wall above, soil conditions permitting, except that the 
foundation wall may be 4 inches less in width than the wall if a rock, burned brick, or 
stabilized adobe facing is necessary to provide authenticity. 

(3) New or existing unstabilized brick and adobe brick masonry shall test to 75 percent of 
the compressive strength required of new materials by the Uniform Building Code, 
1994 Edition, as adopted by the City. Unstabilized brick shall only be used where 
existing brick is unstabilized and where the building is not susceptible to flooding 
conditions or direct exposure. Adobe may be allowed a maximum value of 3 pounds per 
square inch for shear with no increase of lateral forces. 

( 4) Mortar may be of the same soil composition and stabilization as the brick, in lieu of 
cement mortar, if cement mortar is required for new materials under the Building Code . 

( 5) Nominal tension forces due to seismic forces that are normal to the wall may be ne
glected if the wall meets thickness requirements and shear values allowed by this • 
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(d) Allowable stresses for archaic materials not specified in the Uniform Building Code, 1994 
Edition, as adopted by the City or in this division shall be based on substantiating research 
data or engineering judgement with the approval of the Building Official. 

§ 145.0426 Alternate Materials, Designs, and Methods of Construction - -

(a) Methods of analysis and design, the design values themselves, and the materials and methods 
of construction must be in accordance with the Uniform Building Code, 1994 Edition, as 
adopted by the City, except as modified by this division. 

(b) Alternate materials, designs, or methods of construction may be approved and their use 
authorized by the Building Official in accordance with the provisions of Section 129.0109. 

(c) The proposed materials, designs, or methods of construction must comply with the purposes 
of this division and be, for the use intended, at least the equivalent of that prescribed in this 
division in suitability, strength, effectiveness, fire resistance, durability, safety, and 
sanitation. 

(d) The Building Official may require that sufficient evidence or proof be submitted to 
substantiate any claims that may be made regarding the use of an alternate. 

§ 145.0427 Table of Hazard Categories and Classifications 

Table 145-0SA 
Hazard categories and Classifications 

Relative Hazard 

1 
(Highest hazard) 

2 

3 

4 

5 
(Lowest hazard) 

Occupancy • Use categories 

A,E,I 
B 

(Drinking and dining establishments with a total occupant 
load in all drinking and dining establishments in the 

building of 50 or more) 

R·1 

H. S-4, S-5 
F-2 With noncombustible materials 

S-2 Low hazard storage 

S-1 Gas stations, parking garages 
S-3 Repair garages 

S-1 Moderate hazard storage 
B. F-1, F-2, S-2, M 

R-3, U 
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Article 6: Electrical Regulations 

Division 1 : Adoption and Applicability of the Electrical Regulations 

§ 146.0101 Purpose of the Electrical Regulations 

The purpose of these regulations is to provide safeguards to reduce hazards to life and property 
which could otherwise result from electrical installations. 

§ 146.0102 When the Electrical Regulations Apply 

(a) This article applies to all electrical installations under the jurisdiction of the City. 

(b) Administration and enforcement of the electrical regulations are governed by the applicable 
provisions of Chapters 11 and 12. 

§ 146.0103 Interpretation of the Electrical Regulations 

The language used in this article and in the National Electrical Code, 1993 Edition, which is 
made a part of this article by reference, is intended to convey the common and accepted meaning 
familiar to the electrical industry. 

The Building Official, in accordance with Section 129.0104, is authorized to determine the intent 
and meaning of any provision of this article. The Building Official may utilize other codes, 
guides, or standards in making such determinations. These may include the National Fire and 
Life Safety Codes; published by NFP A; Standards for Safety, published by Underwriters 
Laboratories, Inc. (UL); American National Standards, published by the American National 
Standards Institute (ANSI); Manufacturing Standards, published by the National Electrical 
Manufacturers Association (NEMA); General Order 95 and 128, published by the California 
Public Utilities Commission; the Electrical Service Guide, published by San Diego Gas and 
Electric Company; the San Diego Area Electrical Newsletters, published by the San Diego 
Chapter of the International Conference of Building Officials; and other references that the 
Building Official may deem appropriate. 

Determinations shall be made in writing and a record shall be kept that is open to the public. 

§ 146.0104 Adoption of the National Electrical Code 

The National Electrical Code, 1993 Edition (1993 NEC), published by the National Fire 
Protection Association, as amended by the California Department of Housing and Community 
Development, and adopted by the State Buildings Standards Commission, is hereby adopted by 
reference, except as modified by this article. The regulations so referenced are the standard for 
electrical installations regulated by this article. A copy of the National Electrical Code, 1993 
Edition, is on file in the office of the City Clerk as Document No. 769822. 

§ 146.0105 Portions of the National Electrical Code Not Adopted 

The following sections or sub-sections of the National Electrical Code, 1993 Edition, are not 
adopted by the City of San Diego. 

(a) Article 230, Services, Section 43, Wiring Methods for 600 Volts, Nominal or Less, numbers 
(1) "Open Wiring on Insulators" and (5) "Service-entrance Cables" are not adopted. 
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§ 146.0105 (b) Article 230, Services, Sections 50, 51, and 52 relating to protection and mounting of open • 
Cont'd wiring on insulators and service-entrance conductors are not adopted. 

§ 146.0106 Sub-sections of the National Electrical Code That Have Been Adopted with 
Modifications 

(a) Article 230, F., Service Equipment-Disconnecting Means, Section 70, General, Sub-Section 
(a) Location is adopted with modifications as follows: 

(a) Location of Service Disconnects 

( 1) A means to disconnect service shall be installed in a readily accessible location either 
outside or inside of the building served 

(2) Any service disconnect installed outside must be on, or immediately adjacent to, the 
building served. 

(3) Any service disconnect installed inside must be at, or immediately adjacent to, the point 
where the service conductors enter the building. 

( 4) Except by special permission, the length of service conductors inside the building may 
not exceed 10 feet. 

(b) Article 384, Switchboardsand Panelboards, Section 3, Support and Arrangement ofBusbars 
and Conductors, sub-section (f) Phase Arrangement is adopted with modifications as 

follows: .• 
(t) Phase Arrangement 

Ch. Art. Div. 
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(1) The phase arrangement on three-phase buses shall be A, B, C, from :front to back, top to 
bottom, or left to right, as viewed :from the :front of the switchboard or panel board. The 
C phase shall be that phase having the higher voltage to ground on three-phase (3-
phase), four-wire (4-wire) delta connected systems. Other busbar arrangements may be 
permitted for additions to existing installations. 

• 
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Article 6: Electrical Regulations 

Division 2: Local Additions to the Electrical Regulations 

§ 146.0201 Purpose of Local Additions to the Electrical Regulations 

Final Draft- 09/05/97 

The purpose of this division is to adopt regulations for electrical installations that provide for 
local conditions. 

§ 146.0202 Alterations, Additions, Relocations, and Conversions of Existing Wiring 

(a) Additions, extensions, alterations, or removal of existing wiring installations shall be made 
in compliance with the provisions of this article. 

( 1) Where additions, alterations, or extensions of a wiring installation are proposed in cases 
where this article requires a metallic wiring method, and the existing installation was 
lawfully installed according to any other applicable ordinance, code, or order and is not 
unsafe in the opinion of the Building Official, the existing installation need not be 
replaced. 

(2) Existing electrical systems may be used in connection with alterations or repairs if such 
electrical systems have been properly maintained and were installed in accordance with 
the applicable laws in effect at the time of installation. Any electrical system shall be 
deemed to have conformed with applicable law in effect at the time of installation and 
to have been maintained in good condition if currently in a good and safe condition and 
working properly. 

(3) Where the electrical system is upgraded at the owners initiative and the wall covering is 
not removed, the receptacle spacing requirements ofN.E.C. 210-52 need not apply. 

(b) Electrical systems in relocated buildings shall comply with the provisions of this article 
except for the following: 

(1) Each room in a relocated dwelling shall be provided with receptacles spaced so that no 
point along the floor line in any wall space is more than 10 feet from a receptacle. 

(2) Existing receptacles that are more than 5 feet from a grounded surface need not be of 
the grounded type. 

(c) In an overhead to underground conversion district, the existing electrical service shall be 
replaced or repaired if any one of the following conditions exists: 

(1) When the electrical service equipment is not dead-front operated; 

(2) When the electrical service equipment is not readily accessible; 

(3) When the electrical service equipment is not grounded; or 

( 4) When the electrical service equipment is not adequate to carry the actual load . 
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§ 146.0203 Materials for Electrical Installations 

{a) All electrical materials, devices, applications, and equipment installed or used, shall be in 
conformity with the provisions of this article and with approved standards for safety to life 
and property. 

(b) Listing or labelings, as conforming to the Standards of the Underwriters Laboratories, Inc., 
Uniform Building Code Standards, or other approved testing laboratories, shall be prima 
facie evidence of conformity with the approved standards for safety to life and property when 
such standards are consistent with the method of installation. 

(c) Previously used materials shall not be reused in any work without the written approval 
obtained in advance from the Building Official. 

§ 146.0204 Circuit cards 

A complete schedule of circuits, showing the number and arrangement of outlets on each circuit, 
shall be posted at the service equipment location prior to request for rough wiring inspection. 
Circuit cards furnished by the Development Services Department shall be used for this purpose. 
In lieu of a circuit card, an approved wiring plan may be used. 

§ 146.0205 Labeling 

(a) Meter bases shall be labeled by address to identify the occupancy served. 

(b) Meter rooms shall be identified with lettering not less than 2 inches high, or other approved 
means. 

§ 146.0206 Branch Circuit Overcurrent Protection 

(a) Where plug fuses are in use on remodeled or extended wiring for lighting or convenience 
plug outlet branch circuits, they shall be replaced with Type "S" (tamper-resistent) fuses. 

(b) Whenever there exists evidence of overfusing or fuse tampering, the Building Official shall 
require the installation of Type "S" fuses or automatic breakers. 

§ 146.0207 Transformers 

{a) Location of Transformers 

( 1) Transformers installed for the operation of doorbells, chimes, annunciators, and similar 
devices, when placed in clothes closets or similar locations, shall be placed immediately 
over the door on the wall or ceiling. They shall be located so that contact with 
combustible materials cannot be made. 

(2) Transformers installed for the operation of doorbells, chimes, annunciators, and similar 
devices, when placed in an attic or beneath a building or structure, shall be located 
within 2 feet of the opening leading into the attic or beneath a building or structure . 

• 

• 

• 
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§ 146.0208 Use of Nonmetallic Cables 

(a) Nonmetallic cables are approved only for dwelling and residential accessory occupancies not 
exceeding three floors in height. Dwelling occupancies include hotels, motels, apartment 
houses, convents, monasteries, lodging houses, and one- and two-family houses. Residential 
accessory occupanCies will neither exceed a total of 1,000 square feet nor exceed 700 square 
feet of concentrated use assembly areas such as auditoriums, chapels, meeting rooms, 
exercise rooms, and dance floors. In mixed occupancies (commercial/dwelling) where there 
is a required firewall separation, the appropriate wiring method may be used on each side of 
the firewall. Where there is no required firewall, the most restrictive wiring method shall be 
used throughout the entire building. 

(b) This limitation does not apply to nonmetallic cables installed in accordance with Articles 
725, 760, and 800 of the 1993 NEC. 

§ 146.0209 Aluminum Conductors and Conduit 

§ 146.0210 

(a) An approved cype of inhibitor shall be used on all nonplated stranded aluminum conductor 
terminations. 

(b) Aluminum conductors installed underground shall be installed in an approved raceway. 

(c) Aluminum grounding conductors where used outdoors or where penetrating the exterior wall 
shall be factory-\insulated . 

(d) Aluminum conduit, boxes, or fittings shall not be used embedded in earth, concrete, plaster, 
or within 18 inches of the earth unless the exterior finish of the aluminum conduit, boxes, or 
fittings is approved for the purposes. 

Limitation of Residential Current Utilization Outlets 

(a) The number of current consuming outlets on one circuit shall not exceed the following: 

(1) Four on an appliance circuit 

(2) Fifteen on a lighting circuit . 
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Article 7: Plumbing and Mechanical Regulations 

Division 1 : Adoption and Applicability of the Plumbing and Mechanical 
Regulations 

§ 147.0101 Purpose of the Plumbing and Mechanical Regulations 

The purpose of these regulations is to reduce hazards to life and property from the use of 
plumbing, heating, ventilation, air conditioning and refrigeration systems and appliances. 

Consistent with the above safeguards, it is intended and encouraged that these systems and 
appliances, together with their installation, quality, materials, maintenance, repair, assembly, and 
manufacture, provide a high degree of comfort, convenience, and service to the users and at the 
same time reduce the cost of housing for the people of the City of San Diego. 

§ 147.0102 When the Plumbing and Mechanical Regulations Apply 

§ 147.0103 

§ 147.0104 

(a) The requirements of this article apply to all privately owned plumbing and mechanical 
installations except installations in hospital buildings as defmed in California Health and 
Safety Code Section 15026. 

(b) Administration and enforcement of the Plumbing and Mechanical Regulations are regulated 
by the applicable provisions of Chapters 11 and 12. 

Adoption of the Uniform Plumbing Code 

Except as provided in Section 147.0104, the Uniform Plumbing Code, 1994 Edition, published 
by the International Association of Plumbing and Mechanical Officials, amended by the 
California Department of Housing and Community Development and adopted by the State 
Building Standards Commission, a copy of which is on file in the office of the City Clerk as 
Document No. 769823, is hereby adopted. 

Portions of the Uniform Plumbing Code Not Adopted 

The following portions of the Uniform Plumbing Code, 1994 Edition, are not adopted: 

Chapter I - Administration 

Appendices C, E, F, H and I. 

§ 147.0105 Adoption of the Uniform Mechanical Code 

§ 147.0106 

Except as provided in Section 147.0105, the Uniform Mechanical Code, 1994 Edition, published 
by the International Association of Plumbing and Mechanical Officials, amended by the 
California Department of Housing and Community Development and adopted by the State 
Building Standards Commission, a copy of which is on file in the office of the City Clerk as 
Document No. 769824, is hereby adopted. 

Portions of the Uniform Mechanical Code Not Adopted 

Chapter I of the Uniform Mechanical Code, 1994 Edition, is not adopted . 
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Article 7: Plumbing and Mechanical Regulations 

Division 2: Local Additions to General Plumbing Standards 

§ 147.0201 Purpose of General Plumbing Standards 

The purpose of this division is to provide regulations for plumbing installations that provide for 
local conditions. 

§ 147.0202 Standards for Plumbing Installations and Materials 

(a) All installations and materials shall be in conformity with the provisions of this article and 
with approved standards of safety as to life and property. 

(b) The disposal of effluent must be in accordance with the requirements of the Municipal Code 
and other applicable law and must meet with the approval of the Director of Public Health. 
Private sewage disposal systems must be approved and inspected by the Director of Public 
Health as provided in the Municipal Code Chapter 4, Article 2, Division 3 (Service 
Businesses) . 

Ch. Alt. Div. 
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Article 7: Plumbing and Mechanical Regulations 

Division 3: Additional Plumbing Regulations for Water and Energy Conservation 

§ 147.0301 Purpose of Low Water-use Plumbing Fixture Regulations 

The purpose of this division is to reduce the use of potable water in the City by establishing 
maximum rates of flow for plumbing fixtures installed in new construction. · 

§ 147.0302 When the Low-water Use Plumbing Fixture Regulations Apply 

(a) The provisions of this division apply to the installation oflow-water use plumbing fixtures in 
all new construction. 

(b) The provisions of this division apply to all persons, customers, and property served by The 
City of San Diego Water Utilities Department 

§ 147.0303 Definitions Used in this Division 

The following definitions are applicable to this division: 

"Existing Plumbing Fixtures" means any toilet using more than 1.6 gallons of water per 
flush, urinals using more than 1.0 gallons of water per flush, showerheads with a maximum flow 
capacity of more than 2.5 gallons of water per minute, and faucets that emit more than 2.5 gallons 
of water per minute . 

''Low Water-Use Plumbing Fixtures" means any toilet using a maximum of 1.6 gallons of 
water per flush, urinals that use a maximum of 1.0 gallons of water per flush, showerheads with a 
maximum flow capacity of 2.5 gallons of water per minute, and faucets that emit a maximum of 
2.5 gallons of water per minute. 

"New Construction" means any construction of a previously nonexistent structure requiring a 
development or construction permit issued after the effective date of the ordinance adopting this 
section. 

§ 147.0304 Mandated Water and Energy Conservation Measures 

(a) Lavatory faucets in restrooms in new commercial and industrial buildings shall be the 
self-closing type. 

(b) Exposed metal hot water piping installed in unconditioned spaces within buildings shall be 
insulated to not less than R3. 

§ 147.0305 General Regulations for Low-water Use Plumbing Fixtures 

(a) Effective December 1, 1991, no new building shall be constructed that has a toilet that uses 
more than 1.6 gallons of water per flush, or that has urinals and associated flushometer 
valves, if any, that use more than 1.0 gallon of water per flush, or showerheads with a flow 
capacity of more than 2.5 gallons of water per minute, or faucets that emit more than 2.5 
gallons of water per minute . 

(b) All toilets, urinals, and associated flushometer valves installed after December 1, 1991, shall 
be approved by the Building Official as meeting adequate standards of safety and sanitation 

Ch. Art. 
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§ 147.0305 
Cont'd 

and shall be certified by the International Association of Plumbing and Mechanical Officials 
and comply with all applicable American National Standards Institute standards. 

(c) The use of existing plumbing fixtures with a maximum flush not to exceed 3.5 gallons of 
water or urinals with a maximum flush exceeding 1.0 gallon of water, may be allowed, when 
in the opinion of the Building Official, the configuration of the building drainage system 
requires a greater quantity of water to adequately flush the system. 

(d) Any shower installed for a medically recognized health or safety purpose that cannot safely 
operate with a flow rate that does not exceed 2.5 gallons of water per minute is exempt from 
this section. 

(e) The requirements prescribed by this section may be suspended for a specified period of time 
by the Building Official if it is determined that there is an inadequate supply, including a 
choice of style or colors for the consumer, oflow-water use toilets specified in this section to 
meet the needs of new construction. 

(f) Should an existing plumbing fixture be voluntarily replaced with an ultra low-flush water use 
plumbing fixture, the permit requirements mandated in Section 129.0402 will not apply . 

• 

• 

• 
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Article 7: Plumbing and Mechanical Regulations 

Division 4: Other Water-Conserving Plumbing Standards 

§ 147.0401 Purpose of Water-Conserving Plumbing Standards 

The purpose of this division is to reduce sewer flows and decrease the use of imported, potable 
water in the City by establishing water-conserving plumbing standards for plumbing fixtures. 

§ 147.0402 When the Water-conserving Plumbing Standards Apply 

The provisions of this division apply to the installation of water-conserving plumbing fixtures in 
any structure served by the City of San Diego Water Utilities Department. 

§ 147.0403 Definitions for this Division 

The following definitions are applicable to this division. 

"Bathroom Alteration" mean any alteration of or addition to a bathroom in any structure for 
which Section 93.0301 would require a plumbing permit for replacement of a toilet. 

"Bathroom Alteration Retrofit Certificate" means a certificate that certifies that any 
responsible person who has completed a bathroom alteration has replaced any existing plumbing 
fixture in the altered bathroom with a water-conserving plumbing fixture. 

"Change of Ownership" means a transfer, sale, or exchange of the fee interest in any real 
property. 

"Existing Plumbing Fixture" means the following: 

(1) any toilet manufactured to use more than 3.5 gallons of water per flush; 

(2) any urinal manufactured to use more than one gallon of water per flush; 

(3) any showerhead manufactured to have a flow capacity of more than 2.5 gallons of 
water per minute; 

(4) any faucet that emits more than 2.2 gallons of water per minute; or 

(5) any residential reverse osmosis system that does not have a shutoff valve. 

"Existing Structure" means either of the following: 

(1) any structure served by the City of San Diego Water Utilities Department and 
equipped with toilets manufactured to use more than 3.5 gallons of water per flush, 
or urinals manufactured to use more than 1 gallon of water per flush; or 

(2) any structure served by the City of San Diego Water Utilities Department and 
equipped with showerheads that have a flow capacity of more than 2.5 gallons of 
water per minute, faucets that emit more than 2.2 gallons of water per minute, or 
residential reverse osmosis systems that do not have a shutoff valves . 

"Retrofit" means to replace any existing plumbing fixture in an exiting structure with a 
Ch. Art Div. 
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§ 147.0403 water-conserving plumbing fixture. 
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"Transfer of Responsibility to Retrofit Certificate" means a certificate filed by a transferor of 
any existing structure before a change of ownership that certifies that the transferor and the 
transferee mutually agree that responsibility for compliance with Section 93.0208 is assumed by 
the transferee of the existing structure. 

"Ultra·Low Flush Toilet Rebate Program" means a City-sponsored water conservation 
program that offers a financial incentive to water customers who replace a toilet that is 
manufactured to use more than 1.6 gallons of water per flush with a toilet manufactured to use no 
more than 1.6 gallons of water per flush. 

"Water Conservation Certificate" means a certificate filed by a transferor or transferee of any 
structure or existing structure before a change of ownership that certifies any structure or existing 
structure is equipped or retrofitted only with water-conserving plumbing fixtures or toilets 
manufactured to use no more than 3.5 gallons of water per flush. 

"Water-Conserving Plumbing Fixture" means: 

(1) any toilet manufactured to use no more than 1.6 gallons of water per flush, that 
meets performance standards established by American Society of Mechanical 
Engineers Standards A112.19.2·1990 and All2.19.6-1990; 

(2) any urinal manufactured to use no more than 1 gallon of water per flush, that meets 
performance standards established by American Society of Mechanical Engineers 
Standards Al12.19.2-1990 and A112.19.6-1990; 

(3) any showerhead manufactured to have a flow capacity of no more than 2.5 gallons 
of water per minute; 

(4) any faucet that emits no more than 2.2 gallons of water per minute; or 

(5) any residential reverse osmosis system that has a shutoff valve. 

§ 147.0404 Regulations to Retrofit upon Change of Ownership. 

(a) Before a change of ownership, the transferor of any existing structure shall replace any 
existing plumbing fixture with a water-conserving plumbing fixture. 

(b) Before a change of ownership, the.transferor and the transferee of any existing structure may 
agree to transfer responsibility for compliance with this division to the transferee in 
accordance with Section 147.0408. If the transferee assumes responsibility for retrofitting, 
the transferee shall complete the retrofit within at least 90 calendar days of the change of 
ownership. 

(c) The transferor and the transferee of any existing structure may agree to have compliance with 
this division included as a condition of escrow, have the responsibility for retrofitting 
assumed by the transferee, and have the retrofit paid for from the proceeds of the sale of the 
existing structure. 

(1) If the transferor and the transferee agree to have compliance with this division included 
as a condition of escrow, the escrow agent shall retain a sufficient sum of money, 
agreed upon by the transferor and the transferee, to be retained from the proceeds of the 
sale to complete the retrofit. 

• 
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(2) The transferee shall complete the retrofit within at least 90 calendar days of the close of 
escrow. 

(3) After the transferee has completed the retrofit, the transferee shall submit proof of 
completion of the retrofit to the escrow agent. The escrow agent may release the 
retained funds from the proceeds of the sale upon receiving reasonable, satisfactory 
proof of completion of the retrofit from the transferee. 

(4) The Building Official shall establish administrative regulations for the procedures to be 
followed by the transferor, the transferee, and the escrow agent for complying with 
Section 147.0404(c). 

(d) The transferor of any existing structure shall not be required to retrofit when a change of 
ownership occurs as a result of the following: 

(1) A court order, including an order by a probate court in the administration of an estate; 

(2) A foreclosure or voluntary or involuntary bankruptcy; 

(3) The exercise of eminent domain; 

( 4) The administration of a deceased person's estate, guardianship, conservatorship, or 
trust; 

( 5) One title co-holder of real property transferring, selling, or exchanging with one or more 
other title co- holders; 

(6) A transfer, without consideration, from one family member to another family member; 
or 

(7) A decree of dissolution of marriage, a decree of legal separation, or from a property 
settlement agreement incidental to such a decree. 

§ 147.0405 Retrofit upon Bathroom Alteration 

Upon bathroom alteration, the responsible person shall replace any existing plumbing fixture in 
the bathroom being altered with a water-conserving plumbing fixture. 

§ 147.0406 Retrofit Exemptions 

The Building Official may grant an exemption to the provisions of this division to any person if 
the Building Official determines that any of the following conditions exists: 

(a) A water-conserving plumbing fixture would be installed in an existing structure that has 
been identified by a local, state, or federal government entity as an historical site, and an 
historically accurate water-conserving plumbing fiXture is not available; 

(b) Installation of a water-conserving plumbing fixture would require modifications to plumbing 
system components located beneath a finished wall or surface; or 

(c) The unique configuration of a building drainage system or portions of a public sewer, or 
both, require a greater quantity of water to flush the system in a manner consistent with 
public health. 

Ch. Art. Div. 
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§ 147.0407 When a Plumbing Permit Is Required for Water-conserving Plumbing Fixture • Installation 

Any person who installs a water-conserving-plumbing fixture pursuant to Section 147.0404 in any 
single dwelling unit, or in any multiple dwelling unit with 8 or fewer units, shall not be required 
to obtain a plumbing permit pursuant to Section 129.0402, unless the installation requires an 
alteration or replacement of drainage, waste, vent, or supply-plumbing pipes. 

§ 147.0408 Self-verification 

(a) Before a change of ownership, the transferor and the transferee of any structure or any 
existing structure shall complete the following procedures: 

(1) The transferor shall sign a Water Conservation Certificate certifying that the transferor 
has complied with the requirements of this division or is exempt from retrofitting 
pursuant to Section 147.0406. 

(2) After signing the Water Conservation Certificate, the transferor shall forward the Water 
Conservation Certificate to the transferee for review and signature. 

(3) The transferee shall sign the Water Conservation Certificate, thereby acknowledging 
awareness and understanding of the requirements of this division. 

(4) After the transferee has signed the Water Conservation Certificate, the transferor shall 
file the Water Conservation Certificate with the BUilding Official. • (5) If the structure or existing structure goes through escrow, the transferor also shall file a 
copy of the Water Conservation Certificate with the escrow agent before the close of 
escrow. 

(b) In the event the transferor and transferee of an existing structure agree that the transferee 
shall have responsibility for the retrofit upon change of ownership pursuant to Section 
147 .0404(b ), before the change of ownership, the transferor and the transferee shaH complete 
the following procedures: 

(1) The transferor and the transferee shall sign a Transfer of Responsibility to Retrofit 
Certificate certifying that the transferee has assumed responsibility for the retrofit. 

(2) After the transferor and the transferee have signed the Transfer of Responsibility to 
Retrofit Certificate, the transferor shall file the Transfer of Responsibility to Retrofit 
Certificate with the Building Official. 

(3) If the existing structure goes through escrow, the transferor also shall file a copy of the 
Transfer of Responsibility to Retrofit Certificate with the escrow agent before the close 
of escrow. 

(4) Upon completing the retrofit, the transferee shall sign a Water Conservation Certificate 
certifying that the transferee has complied with the requirements of this division. 

(5) Within at least 30 calendar days of the completion of the retrofit, the transferee shall file 
the signed Water Conservation Certificate with the Building Official. • (c) If the transferor and the transferee have agreed to have compliance with this division 
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included as a condition of escrow, have the responsibility for retrofitting assumed by the 
transferee, and have the retrofit paid for from the proceeds of the sale of the existing 
structure pursuant to Section 147.0404(c), the transferor and the transferee shall complete 
the following procedures: 

(1) The transferor and the transferee shall sign a Transfer of Responsibility to Retrofit 
Certificate certifying that the transferee has assumed responsibility for the retrofit. 

(2) After the transferor and the transferee have signed the Transfer of Responsibility to 
Retrofit Certificate, and before the close of escrow, the transferor shall file the Transfer 
of Responsibility to Retrofit Certificate with the Building Official and a copy thereof 
with the escrow agent. 

(3) Upon completing the retrofit, the transferee shall sign a Water Conservation Certificate 
certifying that the transferee has complied with the requirements of this division. 

( 4) Within at least 30 calendar days of the completion of the retrofit, the transferee, or the 
escrow agent on the transferee's behalf, shall file the signed Water Conservation 
Certificate with the Building Official. 

(d) The transferor of any structure that is in compliance with the requirements of this division 
shall not be required to file a Water Conservation Certificate with the Building Official 
before a change of ownership pursuant to Section 147.0408 if a Water Conservation 
Certificate has been filed with the Building Official by a previous owner of the structure. 

(e) Upon completing the retrofit of a bathroom pursuant to Section 14 7.0405, the responsible 
person shall complete the following procedures: 

(I) The responsible person shall sign a Bathroom Alteration Retrofit Certificate certifying 
that the responsible person has complied with the requirements of Section 145.0405. 

(2) Within at least 30 calendar days following completion of any bathroom alteration, the 
responsible person shall file the signed Bathroom Alteration Retrofit Certificate with the 
Building Official. 

§ 147.0409 Agents of a Transferor 

Nothing in this division is intended to create any duty upon the agent of a transferor or a 
transferee of any structure or any existing structure, unless otherwise mutually agreed to in 
writing . 
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I. INTRODUCTION 

Purpose and Intent of Historical Resources Guidelines 

The purpose of this document is to provide property owners, the development community, consultants and the 
general public with explicit guidelines for the management of historical resources located within the jurisdiction 
of the City of San Diego. These guidelines are designed to implement the City's Historical Resources 
Regulations contained in the Land Development Code (Chapter 14, Division 3, Article 2) in compliance with 
applicable local, state and federal policies and mandates, including, but not limited to, the City's Progress 
Guide and General Plan, the California Environmental Quality Act of 1970, and Section 106 of the National 
Historic Preservation Act of 1966. The intent of the guidelines is to ensure consistency in the management of 
the City's historical resources, including identification, evaluation, preservation/mitigation and development.· 

In a very real sense, the historical resources of San Diego belong to everyone, and their proper management is 
important to all of us. This derives from the fact that history is the cornerstone of civic pride and spirit in every 
American neighborhood, community and ethnic group. One of America's greatest strengths is our intellectual 
and cultural diversity. Historical resources reflect the history of all Americans, from descendants of the 
earliest Native Americans to later explorers, settlers, and immigrants of European, African and Asian nations. 
A community without a sense of history lacks an identification with the common fabric of American history 
made up of many different but interwoven fibers. 

What Are Historical Resources? 

Historical resources include all properties (historic, archaeological, landscapes, traditional, etc.) eligible or 
potentially eligible for the National Register of Historic Places, as well as those that may be significant pursuant 
to state and local laws and registration programs such as the California Register of Historical Resources or the 
City of San Diego Historical Resources Register. "Historical resource" means site improvements, buildings, 
structures, historic districts, signs, features (including significant trees or other landscaping), places, place 
names, interior elements and fixtures designated in conjunction with a property, or other objects of historical, 
archaeological, scientific, educational, cultural, architectural, aesthetic, or traditional significance to the 
citizens of the City. They include buildings, structures, objects, archaeological sites, districts or landscapes 
possessing physical evidence of human activities that are typically over 45 years old, regardless of whether they 
have been altered or continue to be used. Historical resources also include traditional cultural properties. The 
following definitions are based, for the most part, on California's Office of Historic Preservation's (OHP) 
Instructions for Recording Historical Resources and are used to categorize different types of historical 
resources when they are recorded. 

A "building" is a construction created principally to shelter any form of human activity (e.g., a house, bam, 
church, hotel or similar construction). The term building may also be used to refer to a historically and 
functionally related unit, such as a courthouse and jail or a house and bam. 

The term "structure'' is used to distinguish buildings from those functional constructions usually made for 
purposes other than creating human shelter. Constructed by humans, structures include large scale engineering 
projects such as water control systems (e.g., dams, reservoirs, aqueducts, water towers, etc.) or transportation 
systems (e.g., railroads, bridges, roads, trails, etc.), as well as mine shafts, kilns, ovens, light~houses, radio ··"' 
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telescopes, etc. 

The term "object" is used to distinguish buildings and structures from those constructions that are primarily 
artistic in nature or are relatively small in scale and simply constructed. Although it may be moveable, by 
nature or design, an object is associated with a specific setting or environment. 

An "archaeological site" is the location of a significantevent, a prehistoric or historic occupation or activity, or 
a building or structure (whether standing, ruined or vanished) where the location itself possesses historical, 
cultural or archaeological value regardless of the value of any existing structure. Archaeological sites which 
consist of less than three associated artifacts and/or ecofacts within a 50 square meter area are commonly called 
isolates. 

A "district" possesses a significant concentration, linkage or continuity of archaeological sites, buildings, 
structures, objects, or landscapes united historically or aesthetically by plan or physical development. 

A "landscape" may be classified as cultural, designed or rural. A cultural landscape is a geographical area 
which has been used by people; shaped or modified by human activity, occupation or intervention; or is imbued 
with significant value in the belief system of a culture or society. A designed landscape is consciously laid out 
by a professional designer according to academic or professional standards, theories or philosophies of 
landscape architecture; or by an amateur using a recognized style or tradition. It may have a historical 
association with a significant person, trend or event in landscape gardening or landscape architecture, or a 
significant relationship to the theory or practice of landscape architecture. A rural historic landscape is a 
geographic area that historically has been used by people, or shaped or modified by human activity, occupancy 
or intervention. It is usually a district possessing a significant concentration, linkage, or continuity of land use, 
vegetation, buildings, structures, roads, waterways and natural features. In this concentration, it provides a 
distinct sense of time and place. 

A "traditional cultural property" is a locale which has been, and often continues to be of religious, 
mythological, cultural, economic and/or social importance to an identiftable ethnic group. This includes sacred 
areas where religious ceremonies have been or currently are practiced or which are central to a group's origins 
as a people. Also included are areas where plants or other materials have been or currently are gathered for 
food, medicine or other economic purposes. These kinds of traditional cultural properties may not possess 
physical evidence of human activities. Traditional cultural properties also include neighborhoods which have 
been modified over time by ethnic or folk group use in such a way that th~ physical and cultural manife~tations 
of the ethnic or folk culture are still distinguishable today. Cultural expressions shared within familial, ethnic, 
occupational, or regional groups include but are not limited to: technical skill, language, music, oral history, 
ritual, pageantry, and handicraft traditions which are learned orally, by imitation or in performance, and are 
generally maintained without benefit of formal instruction or institutional direction. Physical features may 
include: distinctive landscape and settlement patterns, architectural typologies, materials and methods of 
construction, and ornamental detailing. · 

It is important to note, that the different kinds of historical resources described above may not be mutually 
exclusive. Historic buildings, structures and/or objects are frequently associated with archaeological sites. 
Similarly, archaeological sites may also comprise traditional cultural properties for the Native American 
community. 
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Applicable Policies and Regulations 

The public stewardship and management of historical resources are provided for in the local, state and federal 
policies and regulations that form the basis for the City of San Diego's development review process. 

PROGRESS GUIDE AND GENERAL PLAN 

The Cultural Resources Management Element of the City of San Diego's Progress Guide and General Plan 
was adopted in 1979. The stated goals of the Cultural Resources Management Element are: 

o Preservation of San Diego's rich historical and prehistoric tradition so that it may become part 
of the consciousness of the present and future generations. 

o Effectuation of a cultural resources management program that maximizes, insofar as 
practicable, the living utility of historic resources. 

o Conservation not only structures of outstanding historic and architectural merit, but also those 
structures which contribute to the economic and social well-being of the city. 

o Enaction of local ordinances which would ensure effective preservation, protection and 
management of significant cultural resources and would place such resources in the public 
domain. 

o Conservation in their entirety the largest and most unique prehistoric sites found within the City 
to be held for investigation with more sophisticated techniques developed at some future time. 

o Preservation of historic resources in number and type so as to successfully evoke the distinctive 
character of all significant stages of San Diego's history. 

To achieve these goals, the Cultural Resources Management Element provides six principles to guide historical 
resources management activities. Among these are the following: 

o In general, it is better to preserve than to repair; better to repair than to restore; and better to 
restore than to reconstruct. Removal of historic resources from their original or long time 
locations seriously detracts from their significance. Features should be retained "on site" 
wherever possible. 

o Awareness of the condition that archaeological resource preservation may not always be 
compatible with all uses primarily because the natural setting of the site is an integral part of 
the resource and also because intensive human activity near such resources can be counter
productive to preservation efforts. 

0 For archaeological resources it is better to preserve than to mitigate impacts. Mitigation is 
improved if a fifteen percent or larger sample is excavated; however, holding a site out of 
development without excavation would be preferable as a long-term strategy. In unusual cases 
prehistoric sites could co-exist with other uses which would have a minimum disturbance 
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impact. When excavation is undertaken it should be done by qualified professionals, data 
should be stored with an appropriate institution, all materials and data should be fully analyzed 
and compiled in a report of publishable quality. 

Finally, the Cultural Resources Management Element concludes with a series of twelve recommendations, 
which includes the following: 

o Prepare a comprehensive City-wide inventory of cultural resources including both prehistoric 
sites and man-made resources. 

o Prepare a comprehensive plan and program by both public and private sectors to accommodate 
urban growth while preserving structures and complexes of importance to urban identity. 

o Create an archive for the City and County of San Diego wherein all excavated collections, 
records and reports could be centrally located. 

o Develop public policy to protect prehistoric sites from the encroachment of expanding land 
uses. 

THE COMPREHENSIVE HISTORIC PRESERVATION PLAN 

The Comprehensive Historic Preservation Plan was prepared by the Historical Site Board and the San Diego 
Planning Department in order to direct and focus the City's efforts to deal with increasingly complex historic 
preservation issues. There are four elements to this plan, which are the Inventory Element, the Incentives 
Element, the Education Element, and the Draft Historic Resource Board Ordinance. The first three elements 
were adopted by the City Council in February 1992; the final element has been incorporated into the Land 
Development Code project and would be adopted as part of the action on the Code. · 

The Inventory Element addresses a comprehensive citywide inventory program. It is important to have a 
complete and comprehensive historical resource inventory, by community plan area, of the entire City in order 
to record and identify the existence and value of historic resources; to provide a measure of the scope of the 
total preservation effort required; and to assist in the development of appropriate methods to secure their 
preservation. 

Since demolition of structures does not require discretionary approval in many parts of the City, there is a 
potential that historical resources that have not been identified and designated through an inventory could be 
lost before such an effort is undertaken. The lack of comprehensive inventories has created an ad-hoc 
designation process that has provided inconsistent protection of the City's historic resources. 

Inventories of the built environment (buildings, structures, objects, landscapes) have been completed in various 
communities in the City. Several other areas have not been inventoried and a systematic archaeological 
inventory has not been undertaken. The Board has tentatively prioritized the following communities to have 
historical resource inventories for the built environment prepared or updated within the next five years: Point 
Lorna/Ocean Beach; La Jolla; Mission Beach/Pacific Beach; and Golden Hill. Priority is established by the age 
and early development of the co~unity and the extent of current development pressure. 
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The purpose of the Education Element is to better inform the public, historic property owners, and City 
officials about the purpose, policies and benefits of historic preservation. The idea behind this element is that 
widespread community support would be required for the successful implementation of the Comprehensive 
Historic Preservation Plan. In order to gain this support, understanding of the significant contributions of 
historic resources to the quality of life is needed. 
The Incentives Element is designed to encourage preservation of identified historical resources. There are 
many existing incentives that are either financial or service oriented. The following programs are financial 
incentives: 

1. The Federal Historic Preservation Rehabilitation Investment Tax Credit Program provides a 
20% investment tax credit for the substantial rehabilitation of depreciable properties listed on 
the National Register of Historic Places; 

2. Owners of designated historic properties may apply for a Conditional Use Permit to allow a use 
that is not otherwise permitted by right under exiting zoning; 

3. In the Housing Commission Rehabilitation Loan Program, the City's Housing Commission 
provides loans to rehabilitate low-income multi-family residential structures and to low-income 
families to rehabilitate their residences; and 

4. The Mills Act Agreements are an under utilized tax incentive available to the owners of historic 
properties. The owners may enter in an agreement for a minimum of ten years to restrict the 
use of the property, require its preservation and maintenance, and allow for periodic 
examination of the interior and exterior of the property by the County Assessor, the State 
Department of Parks and Recreation, and the State Board of Equalization. 

The following programs are service incentives: 

1. The planning/development services staff to the Board provides assistance and counseling 
regarding rehabilitation, design issues, use, building codes, conditional uses, incentives, 
financial and planning issues; 

2. Urban Conservation staff is required to provide historic property owners with assistance and 
counseling through the program above; and 

3. The Board requires that plaques and signs be put on historic properties. The Board has made 
arrangements with a local foundry for the owners of historic; and properties to pur~hase a 
plaque of Board-approved design at a reduced cost. 

CITY COMMITMENT TO NATIVE AMERICAN COMMUNITY 

The City Manager has demonstrated a commitment to addressing Native American concerns regarding 
traditional cultural properties through establishment of a Native American Advisory Committee to solicit input 
on City projects and private projects involving City-owned land. The formation of the Native American 
Advisory Committee was approved by the City Council's Transportation and Land Use Committee in July 
1990. 
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LAND DEVELOPMENT CODE 

The purpose and intent of the Historical Resources Regulations of the Land Development Code (Chapter 14, 
Division 3, Article 2) is to protect, preserve and, where damaged, restore the historical resources of San 
Diego. The regulations apply to all proposed development within the City of San Diego when historical 
resources are present on the premises regardless of the requirement to obtain a Neighborhood Development 
Permit or Site Development Permit. When any portion of a premises contains historical resources, as defined 
in the Land Development Code Chapter 11, Article 3, Division 1, the regulations apply to the entire premises. 

Historical resources consist of designated historical resources, historical districts, historical buildings, 
structures, objects, and landscapes, important archaeological sites and traditional cultural properties. Only 
minor alteration of a designated historical resource or of a historical building or structure within a historical 
district may be allowed if the alteration does not affect the special character or special historical, architectural, 
archaeological, or cultural value of the resource. Traditional cultural properties are required to be protected 
and preserved as a condition of development approval. Development within an area containing an important 
archaeological site is permitted if necessary to achieve a reasonable development area with up to 25 percent 
encroachment into the site. Additional encroachment of 15 percent is allowed for essential public service 
projects. 

Any loss of a historical resource through alteration or encroachment is required to be offset by mitigation in 
accordance with Section III of these Guidelines. Mitigation mea,&ures include preservation in whole or in part 
or avoidance as the preferred method of mitigation with other methods such as documentation and/or salvage of 
the resource prior to its disturbance allowed when preservation is not feasible . 

The proposed regulations include a deviation process by which project approval could occur without 
compliance with the historical resources regulations to afford relief from the regulations when all feasible 
measures to mitigate for the loss of the resource have been provided by the applicant and when denial of the 
development would result in economic hardship. 

A Construction Permit, Neighborhood Development Permit or Site Development Permit is required for the 
following types of development proposals: 

(1) Process One Construction Permit: 

Any development on a parcel that has historical resources on the site that will not adversely 
affect the historical resources and is consistent with one or more of the exemption criteria in 
accordance with section 143.0220 of the Land Development Code. 

(2) Process Two Neighborhood Development Permit: 

Any single dwelling unit residential developmem on a single dwelling unit lot of any size when 
a traditional cultural property or important archaeology site is present. 

(3) Process Four Site Development Permit:· 

Any multiple dwelling unit residential, commercial or industrial development on any size lot, or 
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any subdivision on any size lot, or any public works construction project or any project-specific 
land use plan when a designated historical resource or historical district is present and any 
development that deviates from the development regulations for historical resources as 
described in the Land Development Code. 

CITY OF SAN DIEGO HISTORICAL RESOURCES BOARD 

The Historical Resources Board is established by the City Council as an advisory board to identify, designate 
and preserve the historical resources of the City; to review and make a recommendation to the appropriate 
decision making authority on applications for permits and other matters relating to the demolition, destruction, 
substantial alteration, removal or relocation of designated historical resources; to establish criteria and provide 
for a Historical Resources Inventory of properties within the boundaries of the City; and to recommend to the 
City Council and Planning Commission procedures to facilitate the use of the Historical Resources Inventory 
results in the City's planning process in accordance with Section 111.0206 of the Land Development Code. 

PUBLIC RESOURCES CODE AND CALIFORNIA ENVIRONMENTAL QUALITY ACT 

The California Environmental Quality Act (CEQA) states that: 

The Legislature further finds and declares that it is the policy of the state to ... preserve for future 
generations ... examples of the major periods of California history (Section 21001). 

CEQA requires that before approving discretionary projects the Lead Agency must identify and examine· the 
significant adverse environmental effects which may result from that project. A project that may cause a 
substantial adverse change in the significance of a historical resource is a project that may have a significant 
effect on the environment (Section 21084). A substantial adverse change is defined as demolition, destruction, 
relocation, or alteration activities which would impair historical significance (Section 5020.1). Any historical 
resource listed in or eligible to be listed in the California Register of Historical Resources, including 
archaeologically resources, is considered to be historically or culturally significant. Resources which are listed 
in a local historic register or deemed significant in a historical resource survey as provided under Section 
5024.1(g) are presumed historically or culturally significant unless "the preponderance of evidence" 
demonstrates they are not. Finally, a resource that is not listed in, or determined to be eligible for listing in, 
the California Register of Historic Resources, not included in a local register of historic resources, or not 
deemed significant in a historical resource survey may nonetheless be historically significant, pursuant to 
Section 21084.1. 

Appendix G of CEQA further states that a project will normally have a significant effect on the environment if 
it will: 

(j) Disrupt or adversely affect a prehistoric or historic archaeological site or a property of historic 
or cultural significance to a community or ethnic or social group, ... 

(w) Conflict with established recreational, educational, religious, or scientific uses of the area. 

NATIONAL HISTORIC PRESERVATION ACT 
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Section 106 of the National Historic Preservation Act establishes a consultation process which is intended to 
accommodate historic preservation concerns with the needs of Federal undertakings. The Section 106 process 
only applies to projects involving federal land, funds or permits. Section 106 of the Act requires a Federal 
agency head with jurisdiction over a Federal, federally assisted, or federally licensed undertaking to take into 
account the effects of the agency's undertaking on properties included in or eligible for the National Register of 
Historic Places and, prior to approval of an undertaking, to afford the Advisory Council on Historic 
Preservation a reasonable opportunity to comment on the project. Consulting parties are the primary 
participants in the Section 106 process, and may include a Federal agency official, the State Historic 
Preservation Officer, the Advisory Council on Historic Preservation and other interested persons. Interested 
persons may include local governments, applicants, the Native American community and the public. 

Section 110(f) of the Act requires that Federal agency heads, to the maximum extent possible, undertake such 
planning and actions as may be necessary to minimize harm to any National Historic Landmark that may be 
directly and adversely affected by an undertaking and, prior to approval of such undertaking, afford the 
Advisory Council a reasonable opportunity to comment. . 
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IT. DEVELOPMENT REVIEW PROCESS 

The development review process consists of two separate aspects: the implementation of the Historical 
Resources Regulations and the determination of impacts and mitigation under the California Environmental 
Quality Act (CEQA). This section establishes the baseline standards for the development review process in the 
City of San Diego. 

When Are Surveys Required? 

FOR PURPOSES OF OBTAINING A PERMIT 

For premises not already determined to contain historical resources, the City Manager shall determine the need 
for a site specific survey for the purposes of obtaining a Construction Permit, Neighborhood Development 
Permit or Site Development Permit for development proposed for any parcel containing a structure that is more 
than 45 years old and not located within any area identified below as exempt or for any parcel identified for 
review based on the Historical Resource Sensitivity Maps. The City Manager shall determine the need for a 
site specific survey within 10 working days of application of a construction permit or within 30 calendar days 
of an application for a development permit. A site specific survey shall be required when the City Manager 
determines that a historical resource may exist on the premises. If the City Manager does not require a site 
specific survey within the specified time period a permit for historical resources shall not be required. 

The Historical Resource Sensitivity Maps are maintained by the Development Services Department and used to 
identify properties that have a likelihood of containing archaeological sites based on records from the South 
Coastal Information Center at San Diego State University and the San Diego Museum of Man, and site specific 
information on file with the City. If it is demonstrated that archaeological sites do in fact exist on or 
immediately adjacent to any property, whether identified for review or not, then a survey shall be required by 
the City Manager. If it is demonstrated that archaeological sites do not in fact exist on any property identified 
for review, then the Historical Resource Sensitivity Maps shall be updated to remove that property from the 
review requirements. 

The following areas have been determined to be exempt from the requirement for a site specific survey for the 
identification of a potential historical building or historical structure: · 

(To be added as areas are identified by the Historical Resources Board.). 

If a site specific survey is required, it shall be conducted in such a manner as to determine the presence or 
absence of potential historical resources consistent with Chapter III of these Guidelines (Methods). 

Based on the site specific survey and the best scientific information available, the City Manager shall determine 
whether a historical resource exists, whether a potential historical resource merits designation by the 
Historical Resources Board in accordance with. Chapter 12, Article 3, Division 2 of the Land Development 
Code, and the precise location of the historical resource or potential historical resource. If historical resources 
are not present, then a Neighborhood Development Permit or Site Development Permit for historical resources 
shall not be required. The documentation used to determine _the presence or absence and location of historical 
resources shall be provided by the applicant at the request of the City Manager. The property owner or ._:" 
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applicant shall obtain a Construction Permit, Neighborhood Development Permit or Site Development Permit, 
in accordance with the Land Development Code, before any development activity occurs on a premises that 
contains historical resources. · 

FOR PURPOSES OF ENVIRONMENTAL REVIEW (CEQA) 

Historic property (built environment) surveys are required for propenies within a project's Area of Potential 
Effect (APE) which are 45 years of age or older and which have integrity of setting, location, design, 
materials, workmanship, feeling, and association. In rare instances, propenies which have not yet achieved 45 
years of age may be historically significant. Among them are: imponant International Style structures; 
industrial or military structures significant in Cold War history; buildings, structures, and objects representing 
significant technological or scientific advances; the works of architectural masters; and roadside-related 
architecture from the 1950s and 1960s which is fast disappearing. Such resources must be proven to have 
exceptional significance in their contribution to recent history, as documented by a prepon~erance of evidence. 

Archaeological surveys are required when development is proposed on previously undeveloped parcels, when a 
known resource is identified on site or within a one-mile radius, when a previous survey is more than five 
years old if the potential for resources exists, or based on a site visit by a qualified consultant or knowledgeable 
City staff. 

When Are Evaluations Required? 

Historical resource evaluations are required when new resources are identified as a result of the survey, when 
previously recorded resources that have not been previously evaluated are relocated during the survey, and 
when previously recorded sites are not relocated during the survey if there is a likelihood that the resource still 
exists. Evaluations will not be required if the resource has been evaluated for CEQA significance or for 
National Register eligibility within the last five years if there has been no change in the conditions which 
contributed to the determination of significance or eligibility. A property should be re-evaluated if its condition 
or setting has either improved or deteriorated, if new information is available, or if the resource is becoming 
increasingly rare due to the loss of other similar resources. · 

How Are Impacts Assessed? 

The impact assessment is based on the Area of Potential Effect {APE) which includes the area of both the direct 
and indirect impacts of a proposed project on a historical resource. The potential for cumulative impacts to 
historical resources must also be assessed for significance. In order to identify the extent and degree of the 
impacts, the APE must be established on the proposed project site plan or map. Once the boundaries of the 
APE have been defmed and the resources have been evaluated for significance, the project impacts will be 
addressed by the City Manager based on the project design. If a historical resource is not significant, both the 
resource and the effect on it must be noted in the Initial Study or the EIR, but will not be considered funher in 
the CEQA process. 

DIRECT IMPACTS 

Any pan of a development that will have a potential effect on historical resources is considered a direct 
impacts. Direct impacts are generally those that will cause damage to the resource, such as: 
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1. mass grading; 
2. road construction; 
3. pipelines for sewer and water; 
4. staging areas; 
5. access roads; 
6. destruction of all or part of a property; 
7. deterioration due to neglect; 
8. alteration; 
9. inappropriate repair; 
10. new addition; 
11. relocation from original site; and 
12. isolation of a historic resource from its setting, when the setting contributes to its significance. 

INDIRECT IMPACTS 

Indirect impacts are included within the APE. In the built environment, indirect impacts include the 
introduction of visual, audible or atmospheric effects that are out of character with the historic property or alter 
its setting, when the setting contributes to the property's significance. Examples include, but are not limited to, 
the construction of a large scale building, structure, object, or public works project that has the potential to cast 
shadow patterns on the historic property, intrude into its viewshed, generate substantial noise, or substantially 
increase air pollution or wind patterns. 

For archaeological resources and traditional cultural properties, indirect impacts are often the result of 
increased public accessibility to resources not otherwise subject to impacts which may result in an increased 
potential for vandalism and site destruction. Placing sites into open space does not always mean that there will 
not be the potential for indirect impacts to the resource. Since open space boundaries can change during the 
project review as a result of environmental design and/or community constraints, resources placed into open 
space need to be evaluated for indirect impacts. 

CUMULATIVE IMPACTS 

Cumulative impacts can result from individually minor but collectively significant projects taking place over a 
period of time. The loss of a historical resource data base due to mitigation by data recovery may be 
considered a cumulative impact. In the built environment; cumulative impacts most often occur to districts, 
where several minor changes to contributing properties, their landscaping, or to their setting, over time result 
in a significant loss of integrity. 

If it is determined that significant resources will be impacted by the proposed project, there are several 
mitigation strategies that can be utilized. These are discussed below. 

What Criteria Are Used to Evaluate Significance? 

Federal, state and local criteria have been established for the determination of historical resource significance. 
The Historical Resources Regulations of the Land Development Code pertain only to historical resources that 
meet the definitions contained in Chapter 11, Article 3, Division 1 of the Code and may differ from the 
definition of historical resources in these Guidelines and from a determination of significance under CEQA, as 
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provided below. 

NATIONAL REGISTER OF HISTORIC PLACES 

The National Register criteria, contained in National Register Bulletin 16 (U.S. Department of the Interior 
1986: 1), state that: The quality of significance in American history, architecture, archaeology, engineering and 
culture is present in districts, sites, buildings, structures and objects that possess integrity of location, design, 
setting, materials, workmanship, feeling and association, and: 

1. That are associated with events that have made a significant contribution to the broad patterns of our 
history; or 

2. That are associated with the lives of persons significant in our past; or 
3. That embody the distinctive characteristics of a type, period or method of construction, or that 

represent the work of a master, or that possess high artistic values, or that represent a significant and 
distinguishable entity whose components may lack individual distinction; or 

4. That have yielded, or may be likely to yield information important in prehistory or history. 

Criteria Considerations lEXCI'4)tions): Ordinarily cemeteries, birthplaces, or graves of historical figures, 
properties owned by religious institutions or used for religious purposes, structures that have been moved from 
their original locations, reconstructed historic buildings, properties primarily commemorative in nature, and 
properties that have achieved significance within the past 50 years shall not be considered eligible for the 
National Register. However, such properties will gyalify if they are integral parts of districts that do meet the 
criteria or if they fall within the following categories: 

A. a religious property deriving primary significance from architectural or artistic distinction or historical 
importance; or 

B. a building or structure removed from its original location but which is significant primarily for 
architectural value, or which is the surviving structure most importantly associated with a historic 
person or event; or 

C. a birthplace or grave of a historical figure of outstanding importance if there no other appropriate site 
or building directly associated with his or her productive life; or 

D. a cemetery which derives its primary significance from graves of persons of transcendent importance, 
from distinctive design features, or from association with historic events; or 

E. a reconstructed building when accurately executed in a suitable environment and presented in a 
dignified manner as part of a restoration master plan, and when no other building or structure with the 
same association has survived; or · 

F. a property primarily commemorative in intent if design. age, tradition, or symbolic value has invested 
it with its own historical significance; or . 

G. a property achieving significance within the past 50 years if it is of exceptional importance. 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

For the purposes of CEQA, a significant historic resource is one which qualifies for the California Register of 
Historical Resources or is listed in a local historic register or deemed significant in a historical resource survey, 
as provided under Section 5024.1(g) of the Public Resources Code. A resource that is not listed in, or 
determined to be eligible for listing in. the California Register of Historic Resources, not included in a local 
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register of historic resources, or not deemed significant in a historical resource survey may nonetheless be 
historically significant for purposes of CEQA. 

A resource may be listed in the California Register if it is significant at the local, state, or national level, under 
one or more of the following four criteria. 

1. It is associated with events or patterns of events that have made a significant contribution to the broad 
patterns of local or regional history and cultural heritage of California or the United States. 

2. It is associated with the lives of persons important to the nation or to California's past. 
3. It embodies the distinctive characteristics of a type, period, region, or method of construction, or 

represents the work of a master, or possesses high artistic values. · 
4. It has yielded, or has the potential to yield, information important to the prehistory or history of the 

state or nation. 

CEQA (Appendix K) also defines an "important archaeological resource" as one which: 

1. Is associated with an event or person of 
a. Recognized significance in California or American history, or 
b. Recognized scientific importance in prehistory. 

2. Can provide information which is of both demonstrable public interest and useful in addressing 
scientifically consequential and reasonable or archaeological research questions. 

3. Has a special or particular quality such as oldest, best example, largest, or last surviving example of its 
kind. 

4. Is at least 100 years old and possesses substantial stratigraphic integrity~ or 
5. Involves important research questions that historical research has shown can be answered only with 

archaeological methods. 

CITY OF SAN DIEGO PROGRESS GUIDE AND GENERAL PLAN 

Significance criteria as outlined in the Progress Guide and General Plan reflect a broad definition of historical, 
architectural and cultural importance; a perspective of local, rather than state or national significance; and the 
belief that all aspects of history are potentially of equal importance. 

CITY OF SAN DIEGO HISTORICAL RESOURCES REGISTER 

Any improvement, building, structure, sign, interior element and fixture, feature, site, place, district, area or 
object may be designated as historic by the City of San Diego Historical Resources Board if it meets any of the 
following criteria : 

1. 

2. 
3. 

exemplifies or reflects special elements of the City Is, a community 1 s or a neighborhood 1 s historical, 
archaeological, cultural, social, economic, political, aesthetic, engineering, landscaping or architectural 
development; · 
is identified with persons or events significant in local, state or national history; 
embodies distinctive characteristics of a style, type, period or method of construction or is a valuable 
example of the use of indigenous materials or craftsmanship; 
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4. is representative of the notable work of a master builder, designer, architect, engineer, landscape 
architect, interior designer, artist or craftsman; 

5. is listed on or has been determined eligible by National Park Service for listing on the National Register 
of Historic Places or is listed or has been determined eligible by the State Historical Preservation Office 
for listing on the State Register of Historical Resources; or 

6. is a finite group of resources related to one another in a clearly distinguishable way or is a 
geographically definable area or neighborhood containing improvements which have a special 
character, historical interest or aesthetic value or which represent one or more architectural periods or 
styles in the history and development of the City. 

CITY OF SAN DIEGO CEQA SIGNIFICANCE 

As stated above, if a resource is not listed in, or determined eligible for listing in, the California Register, not 
included in a local register, or not deemed significant in a historical resource survey it may nonetheless be 
historically significant. If a proposed project has the potential to effect a historical resource, the significance of 
that resource must be determined. The significance of a historical resource is based on the potential for the 
resource to address important research questions as documented in a site specific technical report prepared as 
part of the environmental review process. Research priorities for the prehistoric, ethnohistoric and historic 
periods of San Diego history are discussed in Appendix A (San Diego History) to these Guidelines and should 
be used in the determination of historical significance. As a baseline, the City of San Diego has established 
the following criteria to be used in the determination of significance under CEQA. 

An archaeological site must consist of at least three associated artifacts/ecofacts (within a 50 square meter area) 
or a single feature and must be at least 45 years of age. Archaeological sites containing only a surface 
component are generally considered not significant, unless demonstrated otherwise. Such site types may 
include isolated finds, bedrock milling stations, sparse lithic scatters, and shellfish processing stations. All 
other archaeological sites are considered potentially significant. The determination of significance is based on a 
number of factors specific to a particular site including site size, type and integrity; presence or absence of a 
subsurface deposit, soil stratigraphy, features, diagnostics, and datable material; artifact and ecofact density; 
assemblage complexity; cultural affiliation; association with an important person or event; and ethnic 
importance .. 

The determination of significance for historic buildings, structures, objects and landscapes is based on age, 
location, context, association with an important person or event, uniqueness, and integrity. 

A site will be considered to possess ethnic significance if it is associated with a burial or cemetery; religious 
social or traditional activities of a discrete ethnic population; an important person or event as defined by a 
discrete ethnic population; or the mythology of a discrete ethnic population. 

NON-SIGNIFICANT RESOURCE TYPES 

Archaeological sites containing only a surface component are generally considered not significant. unless 
demonstrated otherwise. (Testing is required to document the absence of a subsurface deposit.) Such sites may 
include: 
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1. Isolates; 
2. Sparse Lithic Scatters; 
3. Isolated Bedrock Milling Stations; and 
4. Shellfish Processing Stations. 

Sparse Lithic Scatters are identified and evaluated based on criteria from the OHP's ''California Archaeological 
Resource Identification and Data Acquisition Program: Sparse Lithic Scatters" (February 1988). Isolated 
Bedrock Milling Stations are defined as having no associated site within a 50 meter radius and lacking a 
subsurface component. Shellfish Processing Stations are defined as containing a minimal amount of lithics and 
no subsurface deposit. 

Historic buildings, structures, objects and landscapes are generally not significant if they are less than 45 years 
old. A non-significant building or structure located within an historic district is by definition not significant. 

Resources found to be non-significant as a result of the survey and assessment, will require no further work 
beyond documentation of the resources and inclusion in the survey and assessment report. 

What Mitigation Strategies Are Available? 

When significant historical resources are present within the Area of Potential Effect, mitigation is required 
prior to project implementation. The preferred alternative for mitigating impacts to historical resources is 
avoidance or preservation in place. If preservation is demonstrated to be infeasible, then alternative measures 
would be required. 

AVOIDANCE/PRESERVATION OF ARCHAEOLOGICAL SITES AND TRADITIONAL CULTURAL 
PROPERTIES(PREFERRED) 

Areas containing sensitive archaeological and traditional cultural resources which are to be avoided by grading 
or construction should be identified on grading and building plans. Areas to be preserved should be staked or 
fenced and protective measures implemented prior to grading. Protective measures should also be identified on 
grading and building plans. 

Preservation can be accomplished in a number of ways including: 

1. 
2. 
3. 

Planning construction to avoid significant resources; 
Planning parks, green space, or other open space to preserve historical resources; 
"Capping" or covering archaeological sites with a layer of soil before building tennis courts, 
parking lots, or similar facilities. Capping is an acceptable alternative when the following 
conditions are met: 
a. The soils to be covered will not suffer serious compaction; 
b. The covering materials are not chemically active; 
c. The site is one in which the natural processes of deterioration have effectively ceased; 

and 
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d. The site has been recorded and an index of the contents of the site has been made. 
4. Deeding significant resources into permanent conservation easements. 

ARCHAEOLOGICAL DATA RECOVERY PROGRAM 

When avoidance as a means of mitigation is not feasible, it is necessary to implement a research design and 
data recovery program. The data recovery program involves the scientific excavation of a representative 
sample of the features and artifacts contained within that part of the site which will be destroyed by project 
development. The excavation shall extend to the full depth of the archaeological deposit. The data recovery 
program should be based on a written research design and is subject to the provisions as outlined in CEQA, 
Appendix K. The data recovery program must be reviewed and approved by the City Manager. 

The research design should identify important research questions, link research topics to the data already 
known to be present in the site, and explain procedures that will be used in the collection, analysis and curation 
of recovered materials. The sample size to be excavated will vary with the nature and size of the site. 

HISTORIC BUILDING/STRUCTURE/OBJECT MITIGATION 

Preferred mitigation is to avoid the resource through project redesign. If the resource cannot be entirely 
avoided, all prudent and feasible measures to minimize harm to the resource shall be taken. Depending upon 
project impacts, measures can include, but not be limited to: 

1. preparing a historic resource management plan; 
2. adding new construction which is compatible in size, scale, materials, color and workmanship tot he 

historic resource (such additions, whether portions of existing buildings or additions to historic districts, 
shall be clearly distinguishable from historic fabric); 

3. repairing damage according to the Secretary of the Interior's Standards for Rehabilitation; 
4. screening incompatible new construction from view through the use of berms, walls and landscaping in 

keeping with the historic period and character of the resource; 
5. shielding historic properties from noise generators through the use of sound walls, double glazing and 

air conditioning; and 
6. removing industrial pollution at the source of production. 

If there are no other ways to save a building, structure or object other than relocation, such measures shall be 
performed in accordance with National Parks Service standards. Appropriate relocation sites shall duplicate, as 
closely as possible, the original location in terms of size, topography' neighborhood setting, orientation and site 
landscaping. Prior to the move, the resource shall be documented in its original location according to Historic 
American Building Survey (HABS) or Historic American Engineering Record (HAER) standards. Such 
documentation will serve as baseline data for historically correct reconstruction of the new site. 

If the resource cannot be accommodated through project redesign and relocation is not feasible, it shall be 
documented according to HABS or HAER standards prior to demolition. Such documentation, including a 
written report, photographs, and in some cases, measured drawings and videotape, shall be prepared by a 
qualified professional to the standards determined by the National Park Service. 

How Are Reports Prepared? 
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Historic resource reports shall be prepared by qualified professionals as determined by the criteria set forth in 
Appendix B of these Guidelines. The discipline shall be tailored to the resource under evaluation. In cases 
involving complex resources, such as traditional cultural properties, rural landscape districts, or sites involving 
a combination of prehistoric and historic archaeology, or historic districts, a team of experts will be necessary 
for a complete evaluation. 

Specific types of historical resource reports are required to document the methods (see Section III of these 
Guidelines) used to determine the presence or absence of historical resources; to identify the potential impacts 
from proposed development and evaluate the significance of any identified historical resources; to document the 
appropriate curation of materials; in the case of potentially significant impacts to historical resources, to 
recommend appropriate mitigation measures that would reduce the impacts to below a level of significance; and 
to document the results of mitigation and monitoring programs, if required. 

Archaeological Resource Management reports shall be prepared in conformance with the California Office of 
Historic Preservation (OHP) "Archaeological Resource Management Reports (ARMR): Recommended 
Contents and Format". This requirement will standardize the content and format of all archaeology technical 
reports submitted to the City. A confidential appendix must be submitted (under separate cover), along with 
historical resources reports for archaeological sites and traditional cultural properties, containing the 
confidential resource maps and records search information gathered during the background study. 

Appendix C (Archaeological Resource Management Report Format) will be used by the City Manager in the 
review of archaeological resource reports. Consultants must ensure that archaeological resource reports are 
prepared consistent with this checklist. 

SURVEY AND EVALUATION REPORT 

If historical resources are identified, they must be evaluated consistent with Section III (Methods) of these 
Guidelines. The Survey and Evaluation Report must include information regarding the significance 
determination based on criteria set forth above and a discussion of results of the evaluation program. When 
impacts to significant historical resources are anticipated as a result of the project, the report must include 
recommendations for mitigation consistent with these Guidelines. 

When no archaeological resources are identified within the project area (APE) as a result of the background 
. research and field survey, then no further work is necessary other than completion of the Archaeological 

Resources Report Form (Appendix D to these Guidelines). 

The Archaeological Resources Report Form (Appendix D to these Guidelines) may also be used, rather than 
preparation of an Archaeological Resource Management report, when archaeological resources are identified 
and, based on an evaluation, are determined to be non-significant or are potentially significant but will not be 
directly impacted by the proposed development project. 

MITIGATION REPORT 

When mitigation for significant impacts to historical resources is required as a condition of project approval, a 
report must be prepared to document implementation of the requirements with appropriate graphics, describing 
the results, analysis, and conclusions of the mitigation program. 
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MONITORING REPORT 

If monitoring during grading or construction is required as a condition of project approval, a report must be 
prepared detailing the monitoring program, with appropriate graphics, describing the results, analysis, and 
conclusions of the program. 

How is Curation Accomplished? . 

All original maps, field notes, non-burial related artifacts, catalog information and final reports must be curated 
at an institution within San Diego County. Qualified institutions are those with proper facilities and staffing for 
insuring research access to the collections, consistent with federal standards. Since there are currently no 
qualified institutions in San Diego County that can accept additional collections, the historical resource 
consultant is responsible for temporary curation until such time as a regional facility becomes available. 
Arrangements for long-term curation must be established between the applicant/property owner and the 
consultant prior to the initiation of the field reconnaissance. · 

The disposition of burial related artifacts is governed by state and federal law. 
III. METHODS 

This section establishes the baseline standard for the methods of identifying and recording historical resources, 
evaluating their significance, and mitigating those impacts to historical resources determined to be significant as 
required by the Land Development Code and the California Environmental Quality Act. 

Defining Project Area (Area of Potential Effects) 

The Area of Potential Effects (APE) is the geographic area (or areas) within which a project may cause changes 
in the character or use of historical resources. Investigations and surveys are conducted within the APE to 
identify the presence or absence of historical resources and, if present, to evaluate their significance. The APE 
should include all historical resources which reasonably can be expected to be affected (resulting in a change to 
their historical, architectural, archaeological or cultural character) by a proposed project. The APE is project 
specific and should be large enough to accommodate minor project design changes. In other words, the initial 
APE for survey and evaluation programs may be larger than the final APE for mitigation programs and/or 
monitoring programs. The APE may also differ for different types of historical resources (e.g., archaeological 
sites, historical buildings/structures or traditional cultural properties). Therefore, it is important that the project 
APE is defined on a case-by-case basis. 

At a minimum, the APE for private development projects is defined as the proposed development site, 
including both developable and open space areas. In addition to the development site, however, it is not 
uncommon for proposed projects to include off-site improvements such as off-site grading associated with cut
and-fill slopes, access roads, public utility lines, etc. Any off-site improvements must be included within the 
project APE. For public works projects, staging areas should also be included in the APE. 

Detennining Presence or Absence of Historical Resources 
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BACKGROUND RESEARCH 

Background research is a prerequisite to historical resource investigations. While the level of effort involved in 
background research may vary depending on the type of investigation, the basic ingredients remain the same: a 
records search, literature search, interviews and Native American consultation. 

The information derived from background research should serve as the basis, either in whole or in part, for the 
research design which guides the overall study. Sufficient background research should be done to provide the 
context and association within which to identify broad patterns of human activity in the area's past; its 
economic development; changing demographic, social and cultural characteristics; and patterns of land use. 
This context serves as the basis for understanding and evaluating sites, buildings and structures identified in the 
survey process. Background research is focused on relevant topics and periods of history or prehistory. Also 
this research often makes it possible to predict where certain historical resources will be found and what they 
may look like. Background research is performed under the supervision of a qualified principal investigator 
with experience in the region. References shall be provided for all sources consulted. 

Records Searches 

Knowledge of previously recorded historical resources is integral to ensuring that the field work phase of an 
investigation is adequate. Major sources of information that must be consulted are the listings of the National 
Register of Historic Places, California Registered Historical Landmarks, California Points of Historical 
Interest, California Register of Historical Resources, California Sacred Lands Register and City of San Diego 
Historical Site Board Register. 

Records searches from both the South Coastal Information Center at San Diego State University and the San 
Diego Museum of Man are required for all historical resource studies submitted to the City. Records searches 
for both the project property and a one-mile radius are required for historical resource survey and evaluation 
reports, while records searches for the project property alone may be appropriate for mitigation reports and 
monitoring reports. Records searches must be no more than six months old. 

As part of the above referenced historical resource reports, the records search information should be bound 
separately and one copy submitted to the Development Services Department as a confidential appendix. This 
information shall include: 

o a copy of the records search letters from both the South Coastal Information Center at San Diego State 
University and the San Diego Museum of Man, 

o a legible copy of the records search maps showing previously recorded sites within the project area and 
a one-mile radius, and 

o a copy of the site records for all previously recorded historical resources. 

The County of San Diego Cartographic Services and other sources should be consulted for historical maps and 
aerial photographs to help identify the existence of potential historical resources. In addition, the 
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Envirorunental Analysis Section (BAS) of the Development Services Department maintains a reference library 
that includes a set of City Engineering maps identifying project locations, records search data and a copy of the 
historical resource report(s) for each project. As has been the policy of EAS in the past, historical. resource 
locations, record search maps and site records will not be distributed in public documents. This information, 
however. is available to qualified consultants. 

Literature Search 

A review of previous research conducted in the project area and vicinity is also required. For the most part, 
this includes unpublished historical resource reports identified through records searches, but may also include . 
unpublished primary source materials and published studies. This information may help determine the potential 
for historical resources to exist on a property, as well as document the extent of previous investigations. 
Additional background information, including studies associated with specific research topics, may also be 
appropriate as part of the literature search for mitigation reports. 

Interviews 

Consultants should also contact the San Diego Historical Society, other local historical societies and 
knowledgeable individuals, as appropriate, for information about possible resources in the project area. 

Native American Consultation 

Prior to the onset of field work, the Native American Heritage Commission and the local Native American 
community shall be consulted for input regarding possible impacts to historical resources within the project 
area, particularly as they relate to traditional cultural properties and areas of Native American sensitivity. 
Among its duties, the Native American Heritage Commission is responsible for maintaining the California 
Sacred Lands Register. This consultation would allow the Native American community the opportunity to 
become involved prior to the beginning of field work, rather than at the time sensitive resources are 
encountered. 

FIELD RECONNAISSANCE 

The field reconnaissance must be conducted under. the direction of a qualified professional (see Section V) from 
the appropriate discipline based on the lype of resource being investigated. In cases involving complex 
resources, a team of experts may be necessary for a complete investigation. 

Archaeologiccil Resources 

Survey for archaeological resources must be conducted by an archaeologist certified by the Society of 
Professional Archeologists (SOPA), who must participate in the entire field survey. The survey must conform 
to professional standards and accomplish thorough coverage of the property. The goal of the field 
reconnaissance should be complete coverage of the property using linear transects, with surveyors spaced 10 to 
15 meters apart (10-meter spacing with vegetation, 15-meter spacing with no vegetation). These thresholds 
should provide complete coverage of the property unless circumstances such as vegetation, steep slopes or 
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existing buildings obstruct ground surface visibility. If the ground surface is not visible, an enhanced 
reconnaissance may be required. 

11/18/97. 

If an enhanced reconnaissance is appropriate, proper steps should be taken to ensure that the methods involved 
will not cause damage to potential or existing resources on the property. In areas where vegetation is 
especially heavy, it may be necessary to employ alternative methods for clearing the subject property. The 
preferred method is clearing the ground surface by hand with a weed-eater or scythe, followed by mowing of 
non-native grasses (native grasses may require less harmful methods) and, fmally, disking. While disking is the 
least desirable method of ground clearance, it may be appropriate where vegetation is especially heavy. The 
disking blade, however, should not exceed a diameter of six inches in order to achieve the least amount of 
damage to historical resources. Periodic ground clearance of vegetation at specified intervals is another method 
that can be utilized during the enhanced reconnaissance. 

Mechanical trenching/coring may be employed when all other methods of ground surface clearance are 
infeasible due to dense vegetation or poor ground surface visibility. It may also be necessary to use mechanical 
trenches in areas that are subject to the rapid accumulation of alluvial soils (e.g., adjacent to river beds, 
marshes, lagoons, etc.), in areas covered by imported fill, in areas where the likelihood of buried cultural 
deposits may occur and in areas where historical resources have been previously recorded. 

Consultants are encouraged to employ innovative survey techniques when conducting an enhanced 
reconnaissance. These may include remote sensing techniques such as the proton-magnetometer, 
ground penetrating radar and other soil resistivity techniques as determined on a site specific basis. 

Traditional Cultural Properties 

In the case of Native American traditional cultural properties, guidance must come from the Native American 
Heritage Commission (NAHC). Resources identified during the field reconnaissance must be evaluated for 
their importance with all information documented in the survey and evaluation report. Any Native American 
traditional cultural property encountered should be recorded (see below) and filed with the NAHC for inclusion 
in the Sacred Lands Inventory and forwarded to the local Tribal Commission archives. The "Remarks and 
Interpretations" section of the Archaeological Site Record (Part 2) form should include the name of the contact 
person for the local Native American group. The historical resources forms should also be sent to both the 
SCIC and the San Diego Museum of Man. This gives the res9urce several levels of review during the planning 
process. 

Historical Resource Documentation 

All newly identified historical resources must be recorded on State of California Primary Record forms (DPR 
523A). Historical resources forms for previously recorded resources should be updated and submitted in the 
appropriate manner. Procedures for completing these forms are presented in Instructions for Recording 
Historical Resources. Consultants are responsible for submitting all historical resources forms to the South 
Coastal Information Center for assignment of a state trinomial. The state trinomial for each new and/or 
updated resource must be referenced in all subsequent reports. In addition, a second set of historical resources 
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forms must be forwarded to the San Diego Museum of Man for their files. 

Isolates. Isolates must be recorded on Primary Record forms only. Resources identified as isolates must be 
collected, recorded and mapped as part of the survey. Information about isolates should be included in the 
survey report, and no further work will be necessary. 

Archaeolo&ical Sites. In addition to the Primary Record form, archaeological sites should be recorded on the 
Archaeological Site Record (Part 1 and 2) form (DPR 523C), Linear Feature Record form (DPR 523E}, 
Milling Station Record form (DPR 523F), Rock Art Record form (DPR 5230), Artifact Record form (DPR 
523H}, Photograph Record form (DPR 523I), Location Map form (DPR 523J), Sketch Map form (DPR 523K) 
and Continuation Sheet form (DPR 523L), as appropriate. 

Historic Buildings. Structures or Obiects. In addition to the Primary Record form, historic buildings, 
structures or objects should be recorded on the Building, Structure and Object Record form (DPR 523B), 
Linear Feature Record form, Photograph Record form, Location Map form, Sketch Map form and 
Continuation Sheet form, as appropriate. 

Historic Districts. In addition to the Primary Record form, historic districts should be recorded on the District 
Record forms (DPR 523D), Photograph Record form, Location Map form, Sketch Map form and Continuation 
Sheet form, as appropriate. · 

Historic Landscapes. In addition to the Primary Record form, historic landscapes should be recorded on the 
District Record form, Photograph Record form, Location Map form, Sketch Map form and Continuation Sheet 
form, as appropriate. 

Traditional Cultural Pro.perties. In addition to the Primary Record form, traditional cultural properties should 
be recorded on the Building, Structure and Object Record form, Archaeological Site Record form, Linear 

-Feature Record form, Milling Station Record form, Rock Art Record form, Artifact Record form, Photograph 
Record form, Location Map form, Sketch Map form and Continuation Sheet, as appropriate. 

Evaluating the Significance of Historical Resources 

ARCHAEOLOGICAL RESOURCE $ITES AND NATIVE AMERICAN TRADITIONAL CULTURAL 
PROPERTIES 

An acceptable testing program for assessing the significance of historical resources must include documentation 
and evaluation of both the surface and subsurface components of the resource. The appropriate Native 
American groups shall be notified prior to any subsurface investigation for input regarding historical resources 
within the project area. If the Native American community requests the participation of an observer, the 
request shall be honored. The Native American consultation process shall be meaningful and input shall be 
solicited in such a manner as to adequately solicit concerns. The views of the Native American community on 
the resources being evaluated shall be documented and considered a formal part of the process. If traditional 
cultural properties are identified, then the evaluation must include ethnographic analysis to document, to the 
extent possible, the significance of the resource. 
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There is no cookbook fonnula for what constitutes adequate evaluation of archaeological resources, nor should 
there be. Individual archaeological sites differ as to the properties that make them significant. At a minimum, 
however, an evaluation program should include a level of effort which is adequate to detennine: 1. the 
horizontal and vertical dimensions of a site, 2. chronological placement, 3. site function, 4. artifact/ecofact 
density and variability, 5. presence/absence of subsurface features, and 6. research potential. 

Surface Investigation 

Site boundaries are detennined by the areas of use and are a matter of close observation. Activity areas may or 
may not be conspicuous on many parts of the site, but once recognized, they should be mapped. When surface 
features or disturbances are encountered, they must be measured and mapped so that the precise provenience 
and association with other objects is known. Mapping methods that can be used for establishing site boundaries 
are: compass and tape; transit and stadia rod; and the plane table and alidade. Documentation of the surface 
component of a site requires some level of controlled surface collection and analysis of recovered materials. 
The amount of surface collection (complete vs sample) and the method employed (point provenience vs 
collection grid) should be detennined on a case by case basis, as circumstances warrant. It is expected, 
however, that surface collection would result in the recovery of all surface material from sites with up to 100-
200 surface artifacts. For sites with more than 200 surface artifacts, surface collection may consist of a 
statistically valid sample, but should generally not represent less than 10 percent of the total site area. The point 
provenience collection method is the process by which artifacts are mapped, (using proper equipment) based on 
their exact location or concentration. Also referred to as micro-mapping, point provenience is employed when a 
complete surface.collection is undertaken. Use of the collection grid method is dependent in part on the extent 
of surface visibility. This method maintains horizontal control, and a convenient way to ascertain the measured 
relationships between all components of the site. If the surface visibility is good, all materials should be 
collected. It is logical to use large grids where previous disturbances have been documented, but on less 
disturbed or pristine sites, smaller grids (lxl) are appropriate. It may also be appropriate to use surface scrapes 
as a last resort when ground visibility is severely obscured. 

Subsurface Investigation 

For documenting the subsurface component of a site, a minimum number of standard test units to evaluate the 
presence or absence of subsurface deposits based on overall site and/or locus size is required. This minimum 
number of units is modified from recommendations of the Office of Historic Preservation as follows: 

2 test units at sites less than 500 square meters in size; 
4 test units at sites between 500 and 2,000 square meters; 
6 test units at sites between 2,000 and 6,000 square meters; 
8 test units at sites between 6,000 and 8,000 square meters; 
10 test units at sites between 8,000 and 10,000 square meters. 

It is assumed that archaeological sites which exceed 10,000 square meters in size would be subdivided into 
discrete activity loci, with the minimum number of test units for each locus to be detennined by the size of the 
locus. A standard test unit is defined as a I meter by 1 meter unit excavated in arbitrary 10 centimeter levels to 
sterile soil or to a minimum depth of 50 centimeters. 
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For sites that are located wholly within proposed open space areas that would be preserved as a condition of 
project approval, indexing of the subsurface of the site is necessary to provide baseline information for the 
proper management of the preserved resource. It is anticipated that a minimum of two units for sites less than 
6,000 square meters in size and four units for sites greater than 6,000 square meters in size would be 
necessary. Adequate information is required to prepare an appropriate preservation plan, as required by 
CEQA and therefore, more than the minimum number of test units may be necessary. 

If a subsurface component exists, the boundaries of the deposit can be established through the use of shovel test 
pit's (STP's), postholes and trenching. Shovel test pits may be used to document the limits of subsurface 
deposits, but can not in most cases be used in place of the minimum number of test units. Shovel test pits 
should measure at least 30 centimeters by 50 centimeters and are expected to follow the same excavation 
parameters as test units. Postholes can be used as well to establish the depth of the deposit, and gather data for 
soil samples. Trenches are often utilized to expose features and establish depth of the deposit across the site. 
Width of the trench is dependent upon the size of the backhoe bucket being used, but should not exceed one 
meter in size. 

Extended Subsurface Investigation 

While adequate to determine the presence or absence of a subsurface component, the minimum number of test 
units described above may not be adequate to evaluate the significance of the site based on local, state and 
national criteria. In that case, additional test units will be necessary t provide substantial evidence to support 
the significance determination. Further, if a site is determined to be significant and is not proposed for 
preservation as a condition of project approval, a research design and data recovery program would be required 
(see below). 

Excavation Methods 

Proper excavation methods should be employed during any subsurface investigation. Because excavation is the 
means by which information is unearthed, it must be conducted methodically so that whatever is found can be 
seen and studied within its own context. With this in mind. the standards for excavation as established by the 
National Park Service (NPS) should be followed at all times. In addition, the Development Services 
Department expects that the criteria set forth in these guidelines will ensure quality fieldwork and reports. 

The standard unit size is a 1 meter by 1 meter square, excavated by hand in arbitrary 10 centimeters levels to 
sterile soil or to a minimum depth of 50 centimeters. Although hand excavation is preferred, the use of 
machinery is acceptable when demonstrated that it is necessary. · The standard shovel test pit size is a 30 
centimeter by 50 centimeter square excavated by hand in arbitrary 10 centimeters levels to sterile soil or to a 
minimum depth of 50 centimeters. The stratigraphic profile of the site must include enough data in order to 
make a determination about the archaeological sequence of the site, as well as the order in which the deposits 
were laid down. All excavated soils must be passed through 118-inch mesh screen unless other methods prove 
more efficient based on site type or soil consistency. Other screening methods include flotation, the process by 
which soil is sifted through a fine-mesh screen fastened over a special container filled with water, and water 
screening. This method should be used.at the discretion of the field supervisor and substantiated in the survey 
and assessment report (see Section IV). Soil samples recovered during the resource evaluation are used to 
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indicate whether site disturbances were natural or man-made, and determine the type of activity taking place on 
the site. Munsel Soil Color Charts are used in the field to assess the hue, value, and chroma of the soil for each 
excavated level, and can provide data relative to the geology of the site as well as the surrounding area. 

Field records should be maintained in a manner that permits independent interpretation. It is essential that field 
records be legible and comprehensive, as well as standardized in format and level of detail. The field notes are 
a permanent written record of the excavation, and must be available upon request if deemed necessary. 

Cataloging and Analysis 

Complete analysis of the material recovered during the testing program and completion of any appropriate 
specialty studies is expected prior to submittal of the technical survey and evaluation report. This should 
include lithic tool analysis, lithic flake/ debitage analysis, ceramic analysis, faunal analysis (including shellfish, 
animal bone and fish bone), fish otolith analysis, obsidian analysis, radiocarbon analysis, blood residue 
analysis, macro-botanical analysis, palynological analysis, etc., as appropriate. In order to adequately evaluate 
the significance of archaeological resources, it is necessary to identify the scientific potential of the resource 
(i.e., the data sets present) and the variability within artifact/ecofact classes. 

HISTORIC BUILDINGS/STRUCTURES/OBJECTS 

Evaluation of historic structures must include sufficient archival research in order to make a determination of 
significance. Standing structures, as well as architectural/engineering features are evaluated based on criteria 
such as: 

1. age; 
· 2. location; 

3. context; 
4. association(s) with an important person or event; 
5. uniqueness; or 
6. structural integrity. 

Details such as the names of the architect, builder and the year built, along with information regarding past 
owners are an important asset in the evaluation process. In addition to the above criteria, it is necessary to 
include data discussing the significant contribution that was made to the area whether the historic structure is 
currently in use or not. It may also be appropriate to include a sampling of the site surface or subsurface by 
utilizing the methods outlined above for archaeological resources. 

Research should include a chain of title and literature search conducted at local archives. The San Diego 
Historical Society, and the California Room of the San Diego Library are good sources for historical 
information. Sanborn Fire Maps for the City of San Diego, 1928 San Diego County Aerial Survey, County 
Assessor deed records and other pertinent archival materials should be utilized when necessary. Other sources 
for historic information include, The National Register of Historic Places and the California Office of Historic 
Preservation. 
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Mitigating Significant Impacts to Historical Resources 

When significant historical resources are present within the Area of Potential Effect, mitigation is required 
prior to project implementation. The preferred alternative for mitigating impacts to historical resources is 
avoidance or preservation in place. If preservation is demonstrated to be infeasible, then alternative measures 
would be required. 

ARCHAEOLOGICAL SITES AND TRADITIONAL CULTURAL PROPERTIES 
AVOIDANCE/PRESERVATION (PREFERRED) 

Areas containing sensitive archaeological and traditional cultural resources which are to be avoided by grading 
or construction should be identified on grading and building plans. Areas to be preserved should be staked or 
fenced and protective measures implemented prior to grading. Protective measures should also be identified on 
grading and building plans. 

Preservation can be accomplished in a number of ways including: 
1. Planning construction to avoid significant resources; 
2. Planning parks, green space, or other open space to preserve historical resources; 
3. "Capping" or covering archaeological sites with a layer of soil before building tennis courts, parking 

lots, or similar facilities. Capping is an acceptable alternative when the following conditions are met: 
a. The soils to be covered will not suffer serious compaction; 
b. The covering materials are not chemically active; 
c. The site is one in which the natural processes of deterioration have effectively ceased; and 
d. The site bas been recorded and an index of the contents of the site has been made. 

4. Deeding significant resources into permanent conservation easements. 

ARCHAEOLOGICAL DATA RECOVERY PROGRAM 

When avoidance as a means of mitigation is not feasible, it is necessary to implement a research design and 
data recovery program. The data recovery program involves the scientific excavation of a representative 
sample of the features and artifacts contained within that part of the site which will be destroyed by project 
development. The data recovery program should be based on a written research design and is subject to the 
provisions as outlined in CEQA, Appendix K. The data recovery program must be reviewed and approved by 
the City Manager. 

The research design should identify important research questions {see the research priorities discussed in 
Appendix A to these Guidelines), link research topics to the data already known to be present in the site, and 
explain procedures that will be used in the collection, analysis and curation of recovered materials. The sample 
size to be excavated will vary with the nature and size of the site. 

HISTORIC BUILDING/STRUCTURE/OBJECT MITIGATION 

Preferred mitigation is to avoid the resource through project redesign. If the resource cannot be entirely 
avoided, all prudent and feasible measures to minimize harm to the resource shall be taken. Depending upon 
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project impacts, measures can include, but not be limited to: 

1. preparing a historic resource management plan; 
2. adding new construction which is compatible in size, scale, materials, color and workmanship to the 

historic resource (such additions, whether portions of existing buildings or additions to historic districts, 
shall be clearly distinguishable from historic fabric); 

3. repairing damage according to the Secretary of the Interior's Standards for Rehabilitation; 
4. screening incompatible new construction from vi~w through the use of berms, walls and landscaping in 

keeping with the historic period and character of the resource; 
5. shielding historic properties from noise generators through the use of sound walls, double glazing and 

air conditioning; and 
6. removing industrial pollution at the source of production. 

If there are no other ways to save a building, structure or object other than relocation, such measures shall be 
performed in accordance with National Parks Service standards. Appropriate relocation sites shall duplicate, as 
closely as possible, the original location in terms of size, topography, neighborhood setting, orientation and site 
landscaping. Prior to the move, the resource shall be documented in its original location according to Historic 
American Building Survey (HABS) or Historic American Engineering Record (HAER) standards. Such 
documentation will serve as baseline data for historically correct reconstruction of the new site. 

If the resource cannot be accommodated through project redesign and relocation is not feasible, it shall be 
documented according to HABS or HAER standards prior to demolition. Such documentation, including a 
written report, photographs, and in some cases, measured drawings and videotape, shall be prepared by a 
qualified professional to the standards determined by the National Park Service. 

Determining the Need for Monitoring 

Monitoring may be required when significant resources are known or suspected to be present on a project site, 
but cannot be recovered prior to grading due to obstructions such as, existing development or dense vegetation. 
The project archaeologist may suggest or recommend monitoring the site as a result of their own previous 
research of the surrounding area. Monitoring may also be required to mitigate for potentially significant 
indirect impacts to an archaeological site. An archaeological monitor is defined as an individual having 
expertise in the collection and salvage of cultural resources and working under the direction of a qualified 
archaeologist (see Appendix B to the Guidelines). 

The Applicant shall provide verification that a qualified archaeologist and/or monitor has been retained to 
implement the monitoring program. All persons involved in archaeological monitoring must be approved by 
EAS staffprior to the preconstruction meeting. The archaeologist must attend any preconstruction meetings for 
the purpose of making comments and/or suggestions in regards to the monitoring program. Discussion at this 
time with the contractors regarding excavation plans may help to avoid any unnecessary complications later in 
the construction process. 

NATIVE AMERICAN OBSERVER 
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A Native American observer must be retained for all subsurface investigations and disturbances whenever a 
Native American Traditional Cultural Property or any archaeological site located. on City property or within the 
APE of a City project is the subject of destruction. The observer should be consulted during the preparation of 
the written report, at which time they may express concerns about the treatment of sensitive resources. If the 
Native American community requests participation of an observer for subsurface investigations on private 
property, the request should be honored. 

DEMOLmON 

Monitoring during demolition will be required in order to recover buried archaeological or historic materials 
known to exist below grade. Demolition would be temporarily halted if the monitor determines that salvage to 
above ground resources is necessary, and damage to the subsurface deposit may occur. 

CONSTRUCTION/GRADING 

When significant resources are known or suspected to be present on a project site, but cannot be recovered 
prior to grading due to existing development, monitoring of grading activities by a qualified archaeologist is 
required. The archaeologist would be empowered to temporarily halt or divert grading activities to recover 
cultural resources. These requirements must be noted on the grading plans. The investigator is also required 
to prepare a report on the results of the monitoring activities (see Section III). 

Discovering Unexpected Historical Resources During Construction 

CESSATION OF WORK 

If previously unknown historical resources are discovered during construction, the archaeological monitor shall 
have the authority to. divert or temporarily halt ground disturbance operations in the immediate area of the 
discovery until the project analyst from EAS has been notified. 

EVALUATION OF RESOURCE 

Once notified, EAS staff will, in consultation with the archaeologist, take responsibility for meeting the 
requirements of CEQA and other state statutes concerning the discovery of human remains and other 
previously unknown resources. Evaluation of the resource will be necessary and EAS must concur with the 
evaluation procedures before construction activities may continue on other portions of the project. 

Burials need not be evaluated further, as they are always significant and must be treated accordingly. State law 
must be followed if burials are encountered during construction. In addition, CEQA Appendix K provides 
guidance to the Lead Agency, as well as to the consultant, for the evaluation of unexpected discoveries during 
construction. 

RESEARCH DESIGN AND DATA RECOVERY 

For significant historical resources that are discovered during construction, a Research Design and Data 
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Recovery Program shall be prepared and carried out in order to mitigate project impacts. All collected cultural 
remains· shall be cleaned, catalogued, and permanently curated with an appropriate institution. Artifacts shall 
be analyzed to identify function and chronology as they relate to the history of the area. Faunal material shall 
be identified as to species, and specialty studies shall be completed as appropriate. In addition, any sites or 
features encountered as a result of the above program, must be recorded on the appropriate site forms and 
submitted to the SCIC and the San Diego Museum of Man. 

29 



Land Development Manual - Historical Resources Guidelines 11/18/97 

San Diego Municipal Code 

LAND DEVELOPMENT/ZONING CODE UPDATE 

HISTORICAL RESOURCES GUIDELINES 

APPENDIX A: SAN DIEGO HISTORY 

NOVEMBER 1997 

30 

·.:' 



Land Development Manual - Historical Resources Guidelines 11/18/97 

City of San Diego 

SAN DIEGO HISTORY 

The history of a region provides the context for the evaluation and management of historical resources. The 
history of San Diego can be divided into four prehistoric periods, one ethnohistoric period and three historic 
periods. These periods are discussed below as summarized in Rosen (1994) and Van Wormer (1995). For a 
detailed discussion of San Diego's history, see for example, the Historic Properties Background Study for the 
City of San Diego Clean Water Program (Brian F. Mooney Associates n.d.). 

Prehistoric Periods 

Systematic archaeological studies in San Diego County began with the work of Malcolm J. Rogers of the San 
Diego Museum of Man in the 1920s and 1930s. Rogers (1929, 1945, 1966) developed a three part chronologie 
sequence of prehistoric cultures for the region which was subsequently built upon by Claude Warren (1967, 
1968). More recent studies have sought to further refine (Cardenas 1986, 1987; Moratto 1984; Moriarty 1966, 
1967; True 1970, 1980, 1986; True and Beemer 1982; True and Pankey 1985; Waugh 1986) or criticize (Bull 
1983, 1987; Gallegos 1987) this sequence. The prehistory of the region is divided into four major periods: 
Early Man, Paleo-Indian, Early Archaic and Late Prehistoric. 

EARLY MAN PERIOD (BEFORE 8500 BC) 

No firm archaeological evidence for the occupation of San Diego County before 10,500 years ago has been 
discovered. The myths and history that is repeated by the local Native American groups now and at the time of 
earlier ethnographic research indicate both their presence here since the time of creation and, in some cases, 
migration from other areas. There are some researchers who advocate an occupation of southern California 
prior to the Wisconsin Glaciation, around 80,000 to 100,000 years ago (Carter 1957, 1980; Minshall1976). 
Local proposed Early Man sites include the Texas Street, Buchanan Canyon and Brown sites, as well as 
Mission Valley (San Diego River Valley), Del Mar and La Jolla (Bada etal. 1974; Carter 1957, 1980; 
Minshall1976, 1983, 1989; Moriarty and Minshall1972; Reeves 1985; Reeves et al. 1986). However, two 
problems have precluded general acceptance of these claims. First, artifacts recovered from several of the 
localities have been rejected by many archaeologists as natural products rather than cultural artifacts. Second, 
the techniques used for assigning early dates to the sites have been considered unsatisfactory (Moratto 1984; 
Taylor et al. 1985). 

Careful scientific investigation of any possible Early Man archaeological remains in this region would be 
assigned a high research priority. Such a priority would reflect both the substantial popular interest in the issue 
and the general anthropological importance which any confirmation of a very early human presence in the 
western hemisphere would have. Anecdotal reports have surfaced over the years that Early Man deposits have 
been found in the lower levels of later sites in Mission Valley. However, no reports or analyses have been 
produced supporting these claims. 

PALEO-INDIAN PERIOD (8500-6000 BC) 
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The earliest generally-accepted archaeological culture of present-day San Diego County is the Paleo-Indian 
culture of the San Dieguito Complex. This complex is usually assigned to the Paleo-Indian Stage and dated to 
about 10,500 years ago. It would therefore appear to be contemporary with the better-known Fluted Point 
Tradition of the High Plains and elsewhere and the Western Pluvial Lakes Tradition of the Desert West. The 
San Dieguito Complex, is believed to represent a nomadic hunting culture by some investigators of the complex 
(Davis et al. 1969; Moriarty 1969; Rogers 1929, 1966; Warren 1966, 1967) characterized by the use of a 
variety of scrapers, choppers, bifaces, large projectile points and crescentics, a scarcity or absence of milling 
implements, and a preference for fme-grained volcanic rock over metaquartzite. 

Careful scientific investigation of San Dieguito Complex sites in the region would also be assigned a high 
research priority. Major research questions relating to the Paleo-Indian Period include confirmation of the 
presence of the Fluted Point Tradition in San Diego County (Davis and Shutler 1969); better chronological 
defmition of the San Dieguito Complex; determination of whether the San Dieguito assemblages do in fact 
reflect an early occupation, rather than the remains from a specialized activity set belonging to an Early 
Archaic Period culture; clarification of the relationship of the San Dieguito Complex, if it represents a separate 
culture, to the subsequent Early Archaic Period cultures; determination of the subsistence and settlement 
systems which were associated with the San Dieguito Complex; and clarification of the relationship of the San 
Dieguito Complex to similar remains in the Mojave Desert, in northwestern and central California, in southern 
Arizona and in Baja California. The San Dieguito Complex was originally defined in an area centering on the 
San Dieguito River valley, north of San Diego (Rogers 1929). 

EARLY ARCHAIC PERIOD (6000 BC-AD 0) 

As a result of climatic shifts and a major change in subsistence strategies, a new cultural pattern assignable to 
the Archaic Stage is thought by many archaeologists to have replaced the San Dieguito culture before 6000 BC. 
This new pattern, the Encinitas Tradition, is represented in San Diego County by the La Jolla and Pauma 
complexes. The coastal La Jolla Complex is characterized as a gathering culture which subsisted largely on 
shellfish and plant foods from the abundant littoral resources of the area. The La Jolla Complex is best known 
for its stone-on-stone grinding tools (mano and metate), relatively crude cobble-based flaked lithic technology 
and flexed human burials. Inland Pauma Complex sites have been assigned to this period on the basis of 
extensive stone-on-stone grinding tools, Elko Series projectile points and the absence of remains diagnostic of 
later cultures. 

Among the research questions focusing on this period are the delineation of change or the demonstration of 
extreme continuity within the La Jolla and Pauma complexes; determination of whether coastal La Jolla sites 
represent permanent occupation areas or brief seasonal camps; the relationship of coastal and inland Archaic 
cultures; the scope and character of Archaic Period long-range exchange systems; the role of natural changes 
or culturally-induced stresses in altering subsistence strategies; and the termination of the Archaic Period in a 
cultural transformation, in an ethnic replacement or in an occupational hiatus in western San Diego County. 

LATE PREHISTORIC PERIOD (AD 0-1769) 

The Late Prehistoric Period in San Diego County is represented by two distinct cultural patterns, the Yuman 
Tradition from the Colorado Desert region and the Shoshonean Tradition from the north. These cultural 
patterns are represented locally by the Cuyamaca Complex from the mountains of southern San Diego County 
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and the San Luis Rey Complex of northern San Diego County. The people of the Cuyamaca and San Luis Rey 
complexes are ancestral to the ethnohistoric Kumeyaay (Dieguefio) and Luisefio, respectively. Prehistorically, 
the Kumeyaay were a hunting and gathering culture that adapted to a wide range of ecological zones from the 
coast to the Peninsular Range. A shift in grinding technology reflected by the addition of the pestle and mortar 
to the mano and metate, signifying an increased emphasis on acorns as a primary food staple, as well as the 
introduction of the bow and arrow (i.e., small Cottonwood Triangular and Desert Side-notched projectile 
points), obsidian from the Obsidian Butte source in Imperial County and human cremation serve to differentiate 
Late Prehistoric populations from earlier peoples. Pottery is also characteristic of the Cuyamaca Complex, but 
is absent from the San Luis Rey Complex until relatively late (post AD 1500). 

Explanatory models applied to Late Prehistoric sites have drawn most heavily on the ethnographic record. 
Notable research opportunities for archaeological sites belonging to the Late Prehistoric period include refining 
chronology, examining the repercussions from environmental changes which were occurring in the deserts to 
the east, clarifying patterns of inter- and intra- regional exchange, testing the hypothesis of pre-contact 
horticultural/agricultural practices west of the desert, and testing ethnographic models for the Late Prehistoric 
settlement system. Hector (1984) focused on the Late Prehistoric Period to examine the use of special activity 
areas within large sites typical of this period. At issue was whether activities such as tool making, pottery 
manufacturing and dining were conducted in specific areas within the site, or whether each family unit re
created these activity areas throughout the site. Her findings indicated that no specialized areas existed within 
Late Prehistoric sites, and furthermore that tools made during this period served a variety of functions. 

Late Prehistoric sites appear to be proportionately much less common than Archaic sites in the coastal plains 
subregion of southwestern San Diego County (Christenson 1990: 134-135; Robbins-Wade 1990). These sites 
tend to be located on low alluvial terraces or at the mouths of coastal lagoons and drainages. Of particular 
interest is the observation that sites located in the mountains appear to be associated with the Late Prehistoric 
Period. This suggests that resource exploitation broadened during that time, as populations grew and became 
more sedentary. 
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Ethnohistoric Period 

The founding of Mission San Diego de Alcala in 1769 by Father Junipero Serra and Mission San Luis Rey de 
Francia in 1798 by Father Lasuen brought about profound changes in the lives of the Yuman-speaking 
Kumeyaay (Diegueiio) and Shoshonean-speaking Luiseiio of San Diego County. The coastal Kumeyaay and 
Luiseiio were quickly brought into their respective missions or died from introduced diseases. Ethnographic 
work, therefore, has concentrated on the mountain and desert peoples who were able to retain some of their 

· aboriginal culture. As a result, ethnographic accounts of the coastal Kumeyaay and Luiseiio are few. Today 
the descendants of the Kumeyaay bands are divided among 12 reservations in the south county; the descendants 
of the Luiseiio bands among five reservations in the north county. 

The Kumeyaay are generally considered to be a hunting-gathering society characterized by central-based 
nomadism. While a large variety of terrestrial and marine food sources were exploited, emphasis was placed 
on acorn procurement and processing as well as the capture of rabbit and deer. Shipek (1963, 1989b) has 
strongly suggested that the Kumeyaay, or at least some bands of the Kumeyaay, were practicing proto
agriculture at the time of Spanish contact. While the evidence is problematic, the Kumeyaay were certainly 
adept land and resource managers with a history of intensive plant husbandry. 

Kumeyaay houses varied greatly according to locality, need, choice and raw materials. Formal homes were 
build only in the winter as they took some time to build and were not really necessary in the summer. Summer 
camps needed only a windbreak and were usually located under convenient trees, a cave fronted with rocks or 
an arbor built for protection from the sun. During the summer, the Kumeyaay moved from place to place, 
camping where ever they were. In the winter they constructed small elliptically shaped huts of poles covered 
with brush or bark. The floor of the house was usually sunk about two feet into the earth. In .the foothills and 
mountains hiwat brush or deer broom was applied in bundles tied on with strands of yucca. In cold weather the 
brush was covered with earth to help keep the heat inside. Bundles of brush were tied together to make a door 
just large enough to crawl through . 

. Most activities, such as cooking and eating, took place outside the house. The cooking arbor was a lean-to 
type structure or four posts with brush over the top. Village owned structures were ceremonial and were the 
center of many activities. Sweathouses were built and used by the Kumeyaay men. They were built around 
four posts set in a square near a river or stream and usually had a dug-out floor. The sweathouse was also used 
sometimes as a place for treating illnesses. 

As with most hunting-gathering societies, Kumeyaay social organization was formed in terms of kinship. The 
Kumeyaay had a patrilineal type of band organization (descent through the male line) with band exogamy 
(marriage outside of one's band) and patrilocal marital reside~ (married couple integrates into the male's 
band). The band is often considered as synonymous with a village or rancheria, which is a political entity. 

Almstedt (1980:45) has suggested that the term rancheria should be applied to both a social and geographical 
unit, as well as to the particular population and territory held in common by a native group or band. She also 
stressed that the territory for a rancheria might comprise a 30 square mile area. Many households woUld 
constitute a village or rancheria and several villages were part of a larger social system usually referred to as a 
consanguineal kin group called a cimuL. The members of the cimuL did not intermarry beca~se of their 
presumed common· ancestry, but .they maintained close relations and often shared territory and resources 
(Luomala 1963:287-289). 
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Territorial divisions among Kwneyaay residential coriu:nunities were normally set by the circuit of moves 
between villages by cimuLs in search of food. As Spier (1923:307) noted, the entire territory was not occupied 
at one time, but rather the communities moved between resources in such a manner that in the course of a year 
all of the recognized settlements may have been occupied. While a cimuL could own, or more correctly 
control, a tract of land with proscribed rights, no one from another cimuL was denied access to the resources of 
nature (Luomida 1963:285; Spier 1923:306); since no individual owned the resources, they were to be shared. 

The Kumeyaay practiced many forms of spiritualism with the assistance of shamans and cimuL leaders. 
Spiritual leaders were neither elected to, nor inherited their position, but achieved status because they knew all 
the songs involved in ceremonies (Shipek 1991) and had an inclination toward the supernatural. This could 
include visions, unusual powers or other signS of communication with the worlds beyond. Important 
Kumeyaay ceremonies included male and female puberty rites, the fire ceremony, the whirling dance, the 
eclipse ceremony, the eagle dance, the cremation ceremony and the yearly mourning ceremony (Spier 
1923:311-326). 

Important areas of research for the Ethnohistoric Period include identifying the location of Kumeyaay 
settlements at the time of historic contact and during the following 50 years of the Spanish Period; delineating 
the effects of contact on Kwneyaay settlement/ subsistence patterns; investigating the extent to which the 
Kumeyaay accepted or adopted new technologies or material goods from the intrusive Spanish culture; and 
examining the changes to Kumeyaay religious practices as a result of contact. 

Historic Periods 

San Diego history can be divided into three periods: the Spanish, Mexican and American periods. 

SPANISH PERIOD (AD 1769-1822) 

In spite of Juan Cabrillo's earlier landfall on Point Lorna in 1542, the Spanish colonization of Alta California 
did not begin until 1769. Concerns over Russian and English interests in California motivated the Spanish 
government to send an expedition of soldiers, settlers and missionaries to occupy and secure the northwestern 
borderlands of New Spain. This was to be accomplished through the establishment and cooperative inter
relationship of three institutions: the Presidio, Mission and Pueblo. In 1769 a land expedition led by Gaspar 
de Portola reached San Diego Bay, where they met those who had survived the trip by sea on the San Antonio 
and the San Carlos. Initially camp was made on the shore of the bay in the area that is now downtown San 
Diego. Lack of water at this location, however, led to moving the camp on May 14, 1769 to a small hill closer 
to the San Diego River and near the Kwneyaay village of Cosoy. Father Junipero Serra arrived in July of the 
same year to find the Presidio serving mostly as a hospital. The Spanish built a primitive mission and presidio 
structure on the hill near the river. The first chapel was built of wooden stakes and had a roof made of tule 
reeds. Brush huts and temporary shelters were also built. 

Bad feelings soon developed between the native Kwneyaay and the soldiers, resulting in construction of a 
stockade whose wall was made from sticks and reeds. By 1772 the stockade included barracks for the soldiers, 
a storehouse for supplies, a house for the missionaries and the chapel, which had been improved. The log and 
brush huts were gradually replaced with buildings made of adobe bricks. Flat earthen roofs were eventually 
replaced by pitched roofs with rounded roof tiles. Clay floors were eventually lined with fired-brick. 
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In August, 1774 the Spanish missionaries. moved the Mission San Diego de Alcahi to itS present location six 
miles up the San Diego River valley (modem Mission Valley) near the Kumeyaay village of Nipaguay. Begun 
as a thatched jacal chapel and compound built of willow poles, logs and tules, the new Mission was sacked and 
burned in the Kumeyaay uprising of November 5, 1775. The first adobe chapel was completed in October, 
1776 and the present church was begun the follo~ing year. A succession of building programs through 1813 
resulted in the final rectilinear plan that included the church, bell tower, sacristy, courtyard, residential 
complex, workshops, corrals, gardens and cemetery (Neuerburg 1986). Orchards, reservoirs and other 
agricultural installations were built to the south on the lower San Diego River alluvial terrace and were 
irrigated by a dam and aqueduct system. 

In 1798 the Spanish constructed the Mission San Luis Rey de Francia in northern San Diego County. They 
also established three smaller mission outposts (asistencias) at Santa Ysabel, Pala and Las Flores (Smythe 1908; 
Englehardt 1920; Pourade 1961). The mission system had a great effect on all Native American groups from 
the coast to the inland areas and was a dominant force in San Diego County. 

Life for the new settlers at the San Diego Presidio was isolated and difficult. The arid desert climate and 
aggressive Native American population made life hard for the Spanish settlers. They raised cattle and sheep, 
gathered fish and seafood and did some subsistence farming in the San Diego River valley to generate enough 
food to keep the fledgling community of a few hundred Spaniards and hundreds of Native American neophytes 
alive .. The situation for Spanish Period San Diegans' was complicated by the Spanish government's insistence 
on making trade with foreign ships illegal. Although some smuggling of goods into San Diego was done, the 
amounts were likely small (Smythe 1908:81-99; Williams 1994). 

Significant research topics for the Spanish Period involve the chronology and ecological impact caused by·the 
introduction of Old World plants and the spread of New World domesticates in southern California; the 
differences and similarities in the lifeways, access to resources and responses to change between different 
Spanish institutions; the effect of Spanish colonization on the Kumeyaay .population; and the effect of changing 
colonial economic policies and the frontier economic system on patterns of purchase, consumption and discard. 

MEXICAN PERIOD (AD 1822-1846) 

In 1822 the political situation changed. Mexico won its independence from Spain and San Diego became part 
of the Mexican Republic. The Mexican Government opened California to foreign ships, and a healthy trade 
soon developed, exchanging the fine California cattle hides for the manufactured goods of Europe and the 
eastern United States. Several of these American trading companies erected rough sawn wood-plank sheds at 
La Playa on the bay side of Point Lorna. The merchants used these "hide-houses" for sto.ring the hides before 
transport to the east coast (Robinson 1846:12; Smythe 1908:102). As the hide trade grew, so did the need for 
more grazing lands. Thus the Mexican Government began issuing private land grants in the early 1820s, 
creating the rancho system of large agricultural estates. Much of the land came from the Spanish missions, 
which the Mexican government secularized in 1833. The mission system, however, had begun to decline when 
the Mission Indians became eligible for Mexican citizenship and refused to work in the mission fields. The 
ranchos dominated California life until the American takeover in 1846 (Smythe 1908:101-106; Robinson 1948; 
Killea 1966; Pourade 1963). The Mexican Period brought about the continued displacement and acculturation 
of the native populations. 
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Another change in Mexican San Diego was the decline of the presidio and the rise of the civilian pueblo. The 
establishment of Pueblos in California under the Spanish government met with only moderate success and none 
of the missions obtained their ultimate goal, which was to convert to a Pueblo. Pueblos did, however, begin to 
form, somewhat spontaneously, near the California Presidios. As early as 1791, presidio commandants in 
California were given the authority to grant small house lots and garden plots to soldiers and their families 
(Richman 1911:346). Some time after 1800, soldiers from the San Diego Presidio began to move themselves 
and their families from the presidio buildings to the tableland down the hill near the San Diego River. 
Historian William Smythe noted that Don Bias Aguilar, who was born in 1811, remembered at least 15 such 
grants below Presidio Hill by 1821 (Smythe 1908:99). Of these 15 grants only five within the boundaries of 
what would become Old Town had houses in 1821. These included the retired commandant Francisco Ruiz 
adobe (now known as the Carrillo Adobe), another building later owned by Henry Fitch on Calhoun Street, the 
Ybanes and Serrano houses on Juan Street near Washington Street, and a small adobe house on the main plaza 
owned by Juan Jose Maria Marron (San Diego Union 6-15-1873:3). By 1827, as many as 30 homes existed 
around the central plaza and in 1835, Mexico granted San Diego official pueblo (town) status. At this time the 
town had a population of nearly 500 residents, later reaching a peak of roughly 600 (Killea 1966:9-35). By 
1835 the presidio, once the center of life in Spanish San Diego, had been abandoned and lay in ruins. Mission 
San Diego de Alcala fared little better. In 1842, 100 Indians lived under the care of the friars and only a few 
main buildings were habitable (Pourade 1963:11-12, 17-18). The town and the ship landing area (La Playa) 
were now the centers of activity in Mexican San Diego. 

Adobe bricks were used as the primary building material of houses during the Mexican Period because wood 
was scarce and dirt and labor were plentiful. The technique had been brought to the New World from Spain, 
where it had been introduced by the Moors in the Eighth Century. Adobe bricks were made of a mixture of 
clay, water sticks, weeds, small rocks and sand. The sticks, weeds and small rocks held the bricks together 
and the sand gave the clay something to stick to. The mixture was poured into a wooden form measuring about 
4 inches by 11 inches by 22 inches and allowed to dry. A one-room, single-story adobe required between 
2,500 and 5,000 bricks. Walls were laid on the ground or built over foundations of cobblestone from the 
riverbed. To make walls the adobe bricks were stacked and held together with a thick layer of mortar (mud 
mixed with sand). Walls were usually three feet thick and provided excellent insulation from the winter cold 
and sum:ri:ler heat. To protect the adobe bricks from washing away in the· rain, a white lime plaster or mud 
slurry was applied to the walls by hand and smoothed with a rock plaster smoother. The lime for the lime 
plaster was made by burning seashells in a fire. The lime was then mixed with sand and water. Once the 
plaster had dried, it formed a hard shell that protected the adobe bricks. The roof was usually made of carrizo 
cane bound with rawhide strips. Floors were usually of hard packed dirt, although tile was also used. 

The new Pueblo of San Diego did not prosper as did some other California towns during the Mexican Period. 
In 1834 the Mexican government secularized the San Diego and San Luis Rey missions. The secularization in 
San Diego County had the adverse effect of triggering increased Native American hostilities against the 
Californios during the late 1830s. The attacks on outlying ranchos, along with unstable political and economic 
factors helped San Diego's population decline to around 150 permanent residents by 1840. San Diego's official 
Pueblo status was removed by 1838 and it was made a subprefecture of the Los Angeles Pueblo. When the 
Americans took over after 1846, the situation had stabilized somewhat, and the population had increased to 
roughly 350 non-Native American residents (Killea 1966:24-32; Hughes 1975:6-7). 

Two important areas of research for the Mexican Period are the effect of the Mexican rancho system on the 
Kumeyaay population and the effect of changing colonial economic policies and the frontier economic system 
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on patterns of purchase, consumption and discard. 

AMERICAN PERIOD (AD 1846-PRESENT) 

When United States military forces occupied San Diego in July 1846, the town's residents split on their course 
of action. Many of the town's leaders sided with the Americans, while other prominent families opposed the 
United States invasion. A group of Californios under Andres Pico, the brother of the Governor Pio Pico, 
harassed the occupying forces in Los Angeles and San Diego during 1846. In December 1846, Pico's 
Californios engaged U.S. Army forces under General Stephen Kearney at the Battle of San Pasqua! and 

. inflicted many casualties. However, the Californio resistance was defeated in two small battles near Los 
Angeles and effectively ended by January 1847 (Harlow 1982; Pourade 1963). 

The Americans raised the United States flag in San Diego in 1846, and assumed formal control with the Treaty 
of Guadalupe-Hidalgo in 1848. In the quarter of a century following 1848, they transformed the Hispanic 
community into a thoroughly Anglo-American one. They introduced Anglo culture and society, American 
political institutions and especially American entrepreneurial commerce. By 1872, they even relocated the 
center of the city and community to a new location that was more accessible to the bay and to commerce 
(Newland 1992:8). Expansion oftrade brought an increase in the availability of building materials. Wood 
buildings gradually replaced adobe structures. Some of the earliest buildings to be erected in the American 
Period were "Pre-fab" houses which were. built on the east coast of the United States and shipped in sections 
around Cape Hom and reassembled in San Diego. 

In 1850, the Americanization of San Diego began to develop rapidly. On February 18, 1850, the California 
State Legislature formally organized San Diego County. The first elections were held at San Diego and La 
Playa on April 1, 1850 for county officers. San Diego grew slowly during the next decade. San Diegans 
attempted to develop the town's interests through a transcontinental railroad plan and the development of a new 
town closer to the bay. The failure of these plans, added to a severe drought which crippled ranching and the 
onset of the Civil War, left San Diego as a remote frontier town. The troubles led to an actual drop in the 
town's population from 650 in 1850 to 539 in 1860 (Garcia 1975:77). Not until land speculator and developer 
Alonzo Horton arrived in 1867 did San Diego begin to develop fully into an active American town (MacPhail 
1979). 

Alonzo Horton's development of a New San Diego (modem downtown) in 1867 began to swing the community 
focus away from Old Town. After the county seat was moved in 1871 and a fire destroyed a major portion of 
the business block in April1872, Old Town rapidly declined in importance. 

American Period resources can be categorized into remains of the frontier era, rural farmsteads and urban 
environments, with different research questions applicable to each category. Important research topics for the 
frontier era include studying the changing function of former Mexican ranchos between 1850 and 1940 and 
investigating the effect on lifestyles of the change from Hispanic to Anglo-American domination of the pueblo 
of San Diego. Research domains for rural farmsteads include the· definition of a common rural culture, 
comparing the definition of wealth and consumer preferences of successful rural farm families versus middle 
and upper-middle class urban dwellers. definition of the evolution and adaptation of rural vernacular 
architecture, and identification of the functions of external areas on farmsteads. Research questions for urban 
environments include definition of an urban subsistence pattern; definition of ethnic group maintenance and 
patterns of assimilation for identifiable ethnic groups; identification of specific adaptations to boom and bust 
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cycles; definition of a common culture for working, middle and upper-middle class urban residents; 
identification of adaptations to building techniques, architectural styles, technological change and market 
fluctuations through analysis of industrial sites; and investigation of military sites to relate changes in armament 
technology and fortification expansion or reduction to changing priorities of national defense. 

ARCHITECTURE 

The built environment, including structures and landscapes, is a vital source of historical evidence on past 
lifeways, work, ideas, cultural values and adaptations. The built environment is neither a product of random 
events, nor a static phenomena. The rearrangement of structural features and land use are part of the way in 
which people organize their lives. Landscapes are lands that have been shaped and modified by human actions 
and conscious design to provide housing, accommodate production systems, develop communication and 
transportation networks, designate social inequalities and express aesthetics (Rubertone 1989) 

Vernacular architectural studies have demonstrated that pioneer farmers and urban dwellers used folk styles to 
meet specific needs. Analysis of these house types illustrate adaptation by households as a result of changing 
needs, lifestyle and economic status. Studies of structural forms at military complexes have documented 
changes in technology and national defense priorities, and industrial site studies have documented technological 
innovation and adaptation. The spatial relationships of buildings and spaces, and changes in those relationships 
through time, also reflect cultural values and adaptive strategies (Carlson 1990; Stewart-Abernathy 1986). 

San Diego's built environment spans over 200 years of architectural history. The real urbanization of the City 
as it is today began in 1869 when Alonzo Horton moved the center of commerce and government from Old 
Town (Old San Diego) to New Town (downtown). Development spread from downtown based on a variety of 
factors, including the availability of potable water and transportation corridors. Factors such as views, and 
access to public facilities affected land values, which in turn affected the character of neighborhoods that 
developed. 

During the Victorian Era of the late 1800s and early 1900s, the areas of Golden Hill, Uptown, Banker's Hill 
and Sherman Heights were developed. Examples of the Victorian Era architectural styles remain in those 
communities, as well as in Little Italy. 

Little Italy developed in the same time period. The earliest development of the Little Italy area was by Chinese 
and Japanese fishermen, who occupied stilt homes along the bay. After the 1905 earthquake in San Francisco, 
many Portuguese and Italian fishermen moved from San Francisco into the area; it was close to the water and 
the distance from downtown made land more affordable. 

Barrio Logan began as a residential area, but because of proximity to rail freight and shipping freight docks, 
the area became more mixed with conversion to industrial uses. This area was more suitable to the industrial 
uses because land values were not as high: topographically the area is more level and not as interesting in terms 
of views as the areas north of downtown. Various ethnic groups settled in the area because there land 
ownership was available to them. 

San Ysidro began to be developed at about the same time, the tum of the century. The early settlers were 
followers of the Littlelanders movement. There, the pattern of development was lots designed to accommodate 
small plots of land for each homeowner to farm as part of a farming-residential cooperative community. 
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Nearby Otay Mesa-Nestor began to be developed by farmers of Germanic and Swiss background. Some of the 
prime citrus groves in California were in the Otay Mesa-Nestor area; in addition, there were grape growers of · 
Italian heritage who settled in the Otay River Valley and tributary canyons and produced wine for commercial 
purposes. 

At the time downtown was being built, there began to be summer cottage/retreat development in what are now 
the Beach communities and La Jolla area. The early structures in these areas was not of substantial 
construction; it was primarily temporary vacation housing. 

Development spread to the Greater North Park and Mission Hills areas during the early 1900s. The 
neighborhoods were built as small lots, a single lot at a time; there was not large tract housing development of 
those neighborhoods. It provided affordable housing away from the downtown area, and development 
expanded as transportation improved. 

There was farming and ranching in Mission Valley until the middle portion of the 20th century when the uses 
were converted to commercial and residential. There were dairy farms and chicken ranches adjacent to the San 
Diego River where now there are motels, restaurants, office complexes and regional shopping malls. 

There was little development north of the San Diego River until Linda Vista was developed as military housing 
in the 1940s. The federal government improved public facilities and extended water and sewer pipelines to the 
area. From Linda Vista, development spread north of Mission Valley to the Clairemont Mesa and Kearny 
Mesa areas. Development in these communities was mixed use and residential on moderate size lots. 

San Diego State University was established in the 1920s; development of the state college area began then and 
the development of the Navajo community was outgrowth from the college area and from the west. 

Tierrasanta, previously owned by the U.S. Navy was developed in the 1970s. It was one of the first planned 
unit developments with segregation of uses. Tierrasanta and many of the communities that have developed 
since, such as Rancho Penasquitos and Rancho Bernardo, represent the typical development pattern in San 
Diego in the last 25 to 30 years: uses are well segregated with commercial uses located along the main 
thoroughfares, and the residential uses are located in between. Industrial uses are located in planned industrial 
parks. 

Examples of every major period and style remain, although few areas retain neighborhood-level architectural 
integrity due to several major building booms when older structures were demolished prior to preservation 
movements and stricter regulations regarding historic structures. Among the recognized styles in San Diego 
are Spanish Colonial, Pre-Railroad New England, National Vernacular, Victorian ltalianate, Stick, Queen 
Anne, Colonial Revival, Neoclassical, Shingle, Folk Victorian, Mission, Craftsman, Monterey Revival, Italian 
Renaissance, Spanish Eclectic, Egyptian Revival, Tudor Revival, Modernistic and International (McAlester and 
McAlester 1990). 

Research interests related to the built environment include San Diego's railroad and maritime history, 
development in relationship to the automobile, the role of recreation in the development of specific industries, 
as well as the design and implementation of major regional planning and landscaping projects, the role of 
international fairs on architecture, landscape architecture and city building; the development of industrial and 
military technologies between the two world wars; the relationship between climate, terrain, native plant 
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material and local gardening and horticultural practices, planning and subdivision practices from the turn of the 
century to the present day and the post-war period of suburbanization. 
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City of San Diego 

HISTORICAL RESOURCES CONSULTANT QUALIFICATIONS 

The City recognizes a difference between the qualifications required for individual's nominating a property to 
the City of San Diego Historical Resources Board for designation and individual's preparing technical 
documentation for CEQA compliance. The process for designating historical resources (San Diego Land 
Development Code, Section 123.0210) allows any person to nominate a property for designation by submitting 
an Historical Resources Board Register Sheet and Research Report, as identified in the Board's "Guidelines and 
Procedures for Designation of Historical Sites", to the Board Is administrative staff to be considered for 
forwarding to the Board. It is the Board Is intent that Research Reports for historical designations and 
artistic/architectural designations be simple enough to preclude the necessity of hiring a consultant to prepare 
them. Research Reports for archaeological designations and natural resource designations, however, must be 
prepared by qualified individuals. 

For CEQA compliance, the City is committed to ensuring that historical resource studies are conducted by 
qualified professionals. Towards this end, the City strongly recommends that individuals working in any of the 
disciplines routinely practicing in the historic preservation field today should meet certain minimum 
professional standards in education, training and experience as described below. These standards, for the most 
part, follow the professional qualification standards found in the Secretary of Interior's "Standards and 
Guidelines for Archeology and Historic Preservation" (1995). In addition, it is recommended that individuals 
conducting historical resource studies be certified by the Society of Professional Archeologists (SOPA), when 
appropriate, and be approved by the City Manager prior to the onset of work. 

The City Manager may grant approval t~ an individual not meeting the minimum qualifications standards 
described below. Such individuals may submit their qualifications to the City for consideration. The decision 
will be made at the discretion of the City Manager on a case-by-case basis. 

Principal Investigator 

ARCHAEOLOGY 

The minimum qualifications for a Principal Investigator conducting archaeological studies are a graduate degree 
in Archaeology, Anthropology or closely related field (e.g., Historical Archaeology and Cultural 
Anthropology) fL.US.: 1) active SOPA certification or equivalent training accepted for accreditation purposes; 
2) at least two years of full-time demonstrable experience (or equivalent specialized training) at a supervisory 
level with prehistoric archaeological resources of southern California; AND 3) a demonstrated ability to carry 
research to completion, including scholarly research, publications, papers or similar research and writings in 
prehistoric archaeology relating to the prehistoric material culture, prehistoric archaeological resources or the 
prehistoric built environment of southern California. Demonstrable experience includes, but is not limited to: 
1) teaching prehistoric archaeology with an emphasis on and related to prehistoric material culture, prehistoric 
archaeological resources or the prehistoric built environment of southern California; QR. 2) administrative, 
project review or supervisory experience in an historic preservation program or office (academic institution, 
historical organization or agency, museum, cultural resources management consulting firm or similar 
professional institution) with an emphasis on and related to prehistoric material culture, prehistoric 
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archaeological resources or the prehistoric built environment of southern California. 

The Principal Investigator shall act as Field and Laboratory Director and shall be responsible for the 
preparation of all required technical reports, including survey and evaluation results, detenninations of 
significance and preservation/mitigation programs. The Principal Investigator shall ensure that each field and 
laboratory supervisor and assistant have adequate training to assure that all aspects of the field and lab work are 
carried out in a professional manner. 

ARCHITECTURAL HISTORY 

The minimurri qualifications for a Principal Investigator conducting studies in Architectural History are a 
graduate degree in Architectural History or closely related field (e.g., Art History or Historic Preservation) 
fiJlS at least one year of demonstrable experience in applying the methods and practices of Architectural 
History in the historic preservation arena; QR a Bachelor's degree in Architectural History or closely related 
field fiJlS at least three years of demonstrable experience in applying the methods and practices of 
Architectural History in the historic preservation arena. Demonstrable experience includes, but is not limited 
to: 1) scholarly research, publications, papers or similar research and writings related to the history of 
architecture, historic material culture, historic resources or the historic built environment of southern 
California; QR 2) teaching the history of architecture, historic material culture, historic resources or the 
historic built environment of southern California; QR 3) administrative, project review or supervisory 
experience in an historic preservation program or office (academic institution, historical organization or 
agency, museum, cultural resources management consulting finn or similar professional institution) with an 
emphasis on and relating to the history of architecture, historic material culture, historic resources or the 
historic built environment of southern California; QR 4) field work in Architectural History that emphasizes the 
identification, evaluation, treatment or documentation of architecture, historic material culture, historic 
resources or the historic built environment of southern California. 

CULTURAL ANTHROPOLOGY 

The minimum qualifications for a Principal Investigator conducting studies in Cultural Anthropology are a 
graduate degree in Anthropology or closely related field (e.g., Ethnography, Ethnohistory, Folklife, 
Ethnobotany, Ethnozoology, Ethno-archaeology, Cultural Geography, Sociology, Social Anthropology and 
Oral History) with specialization in Cultural Anthropology fiJlS. at least one year of demonstrable experience 
in applying the methods and practices of Cultural Anthropology in southern California. Demonstrable 
experience includes, but is not limited to: 1) scholarly research, publications, papers or similar research and 
writings on the theory or practices of Cultural Anthropology as it relates to historic preservation, historic or 
prehistoric material culture, historic or prehistoric resources or the historic or prehistoric built environment of 
southern California; QB. 2) teaching the theory or practices of Cultural Anthropology as it relates to historic 
preservation, historic or prehistoric material culture, historic or prehistoric resources or the historic or 
prehistoric built environment of southern California; QR 3) administrative, project review or supervisory 
experience in an historic preservation program or office (academic institution, historical organization or 
agency, museum, cultural resources management consulting finn or similar professional institution) with an 
emphasis on the Cultural Anthropology of southern California; QR. 4) field work in Cultural Anthropology that 
emphasizes the identification, evaluation, treatment or documentation of historic or prehistoric material culture, 
historic or prehistoric resources or the historic or prehistoric built environment of southern California. 
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HISTORICAL ARCHAEOLOGY 

The minimum qualifications for a Principal Investigator conducting studies in Historical Archaeology are a 
graduate degree in Anthropology with a specialization in Historical Archaeology, Archaeology with a 
specialization in Historical Archaeology or closely related field (e.g., Prehistoric Archaeology and Cultural 
Anthropology) fL!!S: 1) active SOPA certification or equivalent training accepted for accreditation purposes; 
2) at least two years of full-time demonstrable experience (or equivalent specialized training) at a supervisory 
level with historic archaeological resources of southern California; AND 3) a demonstrated ability to carry 
research to completion, including scholarly research, publications, papers or similar research and writings in 
historical archaeology relating to the historic material culture, historic archaeological resources or the historic 
built environment of southern California. Demonstrable experience includes: 1) teaching historical 
archaeology with an emphasis on and related to historic material culture, historic archaeological resources or 
the historic built environment of southern California; QR 2) administrative, project review or supervisory 
experience in an historic preservation program or office (academic institution, historical organization or 
agency, museum, cultural resources management consulting firm or similar professional institution) with an 
emphasis on and related to historic material culture, historic archaeological resources or the historic built 
environment of southern California. 

HISTORICAL PRESERVATION 

The minimum qualifications for a Principal Investigator conducting studies in Historical Preservation are a 
graduate degree in Historical Preservation or closely related field (e.g., Environmental Studies, American 
Civilization, Architectural History, Public Administration, Law, Planning, History, Anthropology, Humanities 
and Cultural Geography) fLl!.S at least one year of demonstrable experience in applying the methods and 
practices of historical preservation in the identification, evaluation or treatment of historic or archaeological 
resources; QR a bachelor's degree in Historical Preservation or closely related field aLI.S. at least three years 
of demonstrable experience in applying the methods and practices of historical preservation in the 
identification, evaluation or treatment of historic or archaeological resources. Demonstrable experience · 
includes, but is not limited to: 1) scholarly research, publications, papers or similar research and writings in 
Historical Preservation relating to historic or prehistoric material culture, historic or archaeological resources 
or the historic or prehistoric built environment of southern California; QR 2) teaching Historical Preservation 
as it relates to historic or prehistoric material culture, historic or archaeological resources or the historic or 
prehistoric built environment of southern California; QR 3) administrative, project review or supervisory 
experience in an historic preservation program or office (academic institution, historical organization or 
agency. museum, cultural resources management consulting firm or similar professional institution) with an 
emphasis on historical preservation in southern California and its relationship to the identification, evaluation or 
treatment of historic or archaeological resources; QR 4) field work that identifies, evaluates or protects the 
historic or prehistoric resources of southern California. 

HISTORY 

The minimum qualifications for a Principal Historian are a graduate degree in History or closely related field 
(e.g., American Studies, American Civilization, Historic Preservation and Humanities) PLUS at least one year 
of demonstrable experience in applying the methods and practices of History in the Historic Preservation arena; 
QR a bachelor's degree in History or closely related field PLUS at least three years of demonstrable experience 
in applying the methods and practices of History in the historic preservation arena. Demo~strable experience 
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includes, but is not limited to: 1) scholarly research, publications, papers or similar research and writings 
related to the historic material culture, historic resources or the historic built environment of southern 
California; QB. 2) teaching History with an emphasis on and relating to historic material culture, historic 
resources or the historic built environment of southern California; 3) administrative, project review or 
supervisory experience in an historic preservation program or. office (academic institution, historical 
organization or agency, museum, cultural resources management consulting fir or similar professional 
institution) with direct experience in History relating to historic material culture, historic resources or the 
historic built environment of southern California; QR 4) field work in History that emphasizes the identification 
and evaluation of historic material culture, historic resources or the historic built environment of southern 
California. 

UNDERWATER ARCHAEOLOGY 

The minimum qualifications for an Underwater Archaeologist are a graduate degree in Archaeology, 
Anthropology or closely related field (e.g., Historical Archaeology and Cultural Anthropology) fLUS.: 1) 
active SOPA Certification or equivalent training accepted for accreditation purposes; 2) at least two years of 
full-time demonstrable experience (or equivalent specialized training) at a supervisory level with underwater 
archaeological resources of southern California; ANJl3) a demonstrated ability to carry research to 
completion, including schoiarly research, publications, papers or similar research and writings in underwater 
archaeology relating to the historic or prehistoric material culture, historic or prehistoric resources or the . 
historic or prehistoric built environment of southern California. Demonstrable experience includes, but is not 
limited to: 1) teaching underwater archaeology with an emphasis on and related to historic or prehistoric 
material culture, historic or prehistoric resources or the historic or prehistoric built environment of southern 
California; QR 2) administrative, project review or supervisory experience in an historic preservation program 
or office (academic institution, historical organization or agency, museum, cultural resources management 
consulting firm or similar professional institution) with an emphasis on and related to historic or prehistoric 
material culture, historic or prehistoric resources or the historic or prehistoric built environment of southern 
California. 

Archaeological Supervisors and Monitors 

The minimum qualifications for archaeological field/laboratory supervisors and monitors are a bachelor's 
degree in Archaeology, Anthropology or closely related field (e.g., Archaeology and Cultural Anthropology) 
flJI.S: 1) at least two years of demonstrable experience (or equivalent specialized training) with prehistoric. 
archaeological resources of the United States; AND.2) at least one year of full-time demonstrable experience at 
a supervisory level with prehistoric archaeological resources of southern California. Demonstrable experience 
includes, but is not limited to: 1) administrative, project review or supervisory experience in an historic 
preservation program or office (academic institution, historical organization or agency, museum, cultural 
resources management consulting firm or similar professional institution) with an emphasis on and related to 
prehistoric material culture, prehistoric archaeological resources or the prehistoric built environment of 
southern California; QR 2) field work that emphasizes the identification, evaluation, treatment or 
documentation of prehistoric material culture, prehistoric archaeological resources or the prehistoric built 
environment of southern California. 

Traditional Cultural Property Expertise 
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The minimum qualifications for traditional cultural property expertise are a community-recognized traditional 
cultural authority who can speak on behalf of the community with regard to historic or prehistoric resources; 
QR community-recognized permission to consult with a traditional cultural authority and to speak on behalf of 
that authority PLUS at least one year of demonstrable experience in applying information concerning traditional 
cultural properties in the historic preservation arena. Demonstrable experience includes, but is not limited to: 
1) study with traditional cultural authorities concerning community traditions associated with traditional cultural 
properties of southern California; OR 2) teaching or passing on community traditions that relate to traditional 
cultural properties of southern California; QR 3) administering or working in a program on behalf of a 
traditional community that identifies, evaluated, documents and protects traditional cultural properties in 
southern California; QR 4) fieldwork on behalf of the community to identify, evaluate, document and protect 
traditional cultural properties in southern California. 

53 



Land Development Manual - Historical Resources Guidelines 11/18/97 

San Diego Municipal Code 

LAND DEVELOPMENT/ZONING CODE UPDATE 

HISTORICAL RESOURCES GUIDELINES 

APPENDIX C: ARCHAEOLOGICAL RESOURCE 
MANAGEMENT REPORT FORMAT 

NOVEMBER 1997 

54 



Land Development Manual - Historical Resources Guidelines 11/18/97 

City of San Diego 

ARCHAEOLOGICAL RESOURCE MANAGEMENT REPORT FORMAT 

This report format must be used when significant archaeological resources would be directly impacted as a 
result of a proposed development project. This format may be modified, as necessary, when historical 
resources other than archaeological resources are also present within the project area. 

I. TITLE PAGE 
A. Report title (type of study, project name, city, state). 
B. LDR number. 
C. Party to whom report submitted (lead agency under CEQA). 
D. Party for whom report prepared (e.g., contracting or responsible party such as a permitting 

agency, property owner, or lead agency under CEQA). 
E. Consulting firm preparing report (name, address, telephone number). 
F. Authors (include titles). 
G. Date (month, year). 

II. NATIONAL ARCHAEOLOGICAL DATA BASE INFORMATION 
A. Authors (same as I.F). 
B. Consulting firm (same as I.E). 
C. Report date (same as I.G). 
D. Report title (same as LA). 
E. Party submitted to (same as I.C}. 
F. Party submitted by (same as I.D). 
G. Contract number. 
H. · USGS quadrangle location of study area. 
I. Acreage of study area. 
J. Keywords 

III. TABLE OF CONTENTS 

IV. 

A. Major report sections, subheadings and appendices with page numbers. 
B. Figures with page numbers. 
C. Photographs with page numbers. 
D. Tables with page numbers. 

MANAGEMENT SUMMARY/ABSTRACT 
A. Purpose and scope of cultural resource investigation (e.g., constraints study, survey and 

evaluation, mitigation, monitoring). 
B. Date(s) of investigation. 
C. Summary of results (e.g., if survey, list number and types of historical resources identified). 
D. Constraints on investigation (e.g., time, finances, logistics, dense vegetation, weather, 

right-of-entry, etc.). 
E. Summary of significance/eligibility of historical resources pursuant to CEQA, City of San 

Diego Land Development Code, California Register of Historical Resources, and, if applicable, 
the National Register of Historic Places criteria. 
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F. Summary of direct, indirect and cumulative impacts on historical resources. 
G. Summary of recommendations (e.g., additional survey, resource evaluation, preservation 

program, research design and data recovery program and monitoring program). 
H. Curation of field notes, collections and reports. 

V. PROJECT INFORMATION/INTRODUCTION 
A. Purpose of study (relevant Federal, State and local laws). Any studies that preceded and 

recommended current study. 
B. USGS project location (section, township, range, quadrangle). Include USGS quadrangle map 

with project boundaries (map must include quad name, north arrow and scale). 
C. Geographic limits of study area in acres; include 800' scale City Engineering map with survey 

boundaries (study area may or may not coincide with project boundaries). 
D. Project description, nature and extent of anticipated impacts (must include site plan). 
E. Project schedule: phases of planning and construction. 
F. Personnel organization: active participants and duties (qualifications in appendix). 

VI. SETTING 
A. Natural Setting 

1. General physiographic region. 
2. Local environment of study area (i.e., landform, geology, soils, fresh water, climate, 

vegetation, animal life). Location of culturally important resources (e.g., rock 
outcrops; oak groves, lagoons, etc.), as appropriate. 

3. Current land use. 
B. Cultural Setting 

1. Brief summary of prehistory /history of study area, as appropriate. 
2. Summary of previously recorded cultural resources within one-mile of study area 

(record searches from South Coastal Information Center and San Diego Museum of 
Man in confidential appendix). 

3. Detailed summary of previously recorded sites and studies on-site. 

VII. RESEARCH DESIGN 
A. TheoretiCal basis of proposed study. 
B. Summary of important research questions for study area or identified resources. 
C. Testable hypotheses or research goals. 
D. Test implications of hypotheses or expected historical resource information (historical resour~ 

types, distribution, data categories). 

VIII. METHODS 
A. Definitions for cultural resource types (i.e., types of buildings, structures, objects, sites or 

districts), if different from SHPO definitions. 
B. Research methods employed (e.g., literature review, surface survey, excavation, laboratory 

analysis, specialty studies). 
1. Date(s) of investigation. 
2. Research and sampling strategies employed, why used, how conducted, and person 

hours/days expended. 10-meter transect spacing required for most surveys; up to 15 
meters, if justified (i.e., 100% ground surface visibility). Survey coverage should 
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IX. 

approximate 40 acres/person day. All areas, including open space, must be surveyed, · 
with exception of slopes steeper than 25% gradient. 

3. Include 800' scale City Engineering map showing areas not surveyed or surveyed using 
different strategies, if different from V.C. 

4. Descriptive summary of project areas examined; include percentage of ground surface 
visibility. 

5. Resource recording procedures, as appropriate. 
6. General description of surface and subsurface treatment (i.e., types and methods of 

mapping, surface collection, feature documentation and excavation). 
7. Cultural materials collected (if any); include methods of documentation and removal. 
8. Laboratory methods employed (e.g., washing, catalog procedures, lithic analysis, 

ceramic analysis, flotation, special treatment, etc.). 
9. Specialty studies conducted (e.g., radiocarbon, obsidian sourcing and hydration, 

shellfish, animal bone, fish bone, macrobotanical, pollen, phytolith, blood protein, 
etc.); include name of analyst (report in appendix). 

C. Native American consultation. 
D. Curation of field notes, collections and reports. 

REPORT OF FINDINGS 
A. Single survey and evaluation report required. 
B. Results of survey and evaluation. If present, list of historical resources in study area classified 

as buildings, structures, objects, sites, districts, or recent resources ( < 45 years old). Primary 
Record number required for all historical resources; permanent trinomial (CA-SDI-XXXX) 
required for all archaeological sites. 

C. Historical resource location maps (USGS quadrangle map and 800' scale City Engineering 
map) required in confidential appendix. Archaeological resource site maps (200' scale or 
better) in text, as long as location not easily identified. Site maps must show topography, 
resource boundaries, surface mapping, features, disturbance, and subsurface excavation 
locations. 

D. Description of each cultural resource listed under IX.C, including topographic setting, 
configuration, overall dimensions, surface features, artifacts observed/collected and photograph 
of resource. Completed Primary Records required in a confidential appendix for all newly 
discovered historical resources. Additional records are required, as appropriate. Updated 
records are also required for all previously recorded historical resources. 

E. Summary of specific evaluation procedures employed for each resource in project area (i.e., 
surface collection and mapping, recording of surface features, subsurface excavation, etc.), 
including any resources that would be preserved in open space. 

F. Evaluation of historic building(s), including documentation/evaluation of architect, people who 
have occupied/owned building(s), architecture and relationship to surrounding structures and 
community, is required if identified as part of the survey. 

G. Subsurface evaluation required for any sites previously recorded in project area, but not 
relocated during survey. This may include mechanical trenching and/or coordination with 
geotechnical investigations. 

H. Description of physical context for each evaluated resource (i.e., topography, geomorphology, 
stratigraphy, excavation profiles, etc.). 

I. Description of archaeological/structural features (e.g., bedrock milling, hearths, refuse pits, 
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living floors, structural foundations, pathways, gardens, etc.). Inciude location, dimensions, 
attributes, and associations; illustrations and photographs; results of specialty studies related to 
features. 

J. Description and quantification of artifacts by artifact class and material type (e.g., flaked stone, 
groundstone, ceramics, bone tools, modified shell, etc.). Include typological analysis of 
artifacts, illustrations/photographs of all tools, and analysis of artifact manufacture and use. 

K. Description of non-artifactual material (e.g., shellfish, animal bone, fish bone, burned seeds, 
etc.); include specialty study reports in appendix. 

L. Results of other specialty studies (e.g., radiocarbon, obsidian sourcing and hydration, pollen, 
phytolith, blood protein, etc.); include reports in appendix. 

M. Description of discovery, examination and disposition of human remains, if any; ·include 
reburial agreement in appendix. 

N. Description of spatial distribution and patterning of cultural material by class and type (e.g., 
flaked stone, groundstone, ceramics, shellfish, bone, etc.). 

0. Results of Native American consultation. 

X. DISCUSSION/INTERPRETATION 
A. Results of study as related. to specific research design questions. 
B. Results of study in terms of general research objectives. 
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XI. MANAGEMENT CONSIDERATIONS 
A. Detailed discussion addressing significance/eligibility of each historical resource pursuant to 

CEQA, California Register of Historical Resources, City of San Diego Land Development 
Code, and, if applicable, the National Register of Historic Places criteria. 

B. Assessment of potential direct, indirect, and cumulative impacts for each identified historical 
resource. For reports involving multiple resources, provide table of historical resources, 
potential impacts and significance/eligibility. 

C. Consideration of alternative measures to avoid or minimize adverse impacts for each significant 
historical resource. 

D. Recommendations (i.e., explicit preservation program, documentation of historic buildings, 
research design and data recovery program, or combination) for each significant historical 
resource required. Include monitoring program during grading to ensure compliance with 
preservation program or for identification of new resources, if appropriate. 

XII. REFERENCES 

XIII. CERTIFICATION 

XIV. APPENDICES 
A. Personnel qualifications (resumes) 
B. Curatorial or reburial agreements, if any 
C. Reviewers comments/agency correspondence, if any 
D. Artifact/collection catalog 
E. Photographic records 
F. Native American observer/monitor reports, if any 
G. Project maps and plans, drawings, etc., if not in body of text 
H. Specialty studies/technical reports 

XV. CONFIDENTIAL APPENDICES (bound separately) 
A. Records search results 
B. Historical resource location maps and site maps 
C. New or updated historical resource records 

Adapted from Archaeological Resource Management Reports (ARMR): Recommended Contents and Format 
(California Office of Historic Preservation, December 1989) 

Revised 9/97 
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San Diego Municipal Code 

LAND-DEVELOPMENT /ZONING CODE UPDATE 

HISTORICAL RESOURCES GUIDELINES 

APPENDIX D: ARCHAEOLOGICAL RESOURCE 
REPORT FORM 

NOVEMBER 1997 
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City of San Diego 

ARCHAEOLOGICAL RESOURCE REPORT FORM 

This report form shall be used when a site specific survey for historical resources was completed and no 
archaeological resources were identified within the project area (APE). This form may be used, rather than 
completion of an Archaeological Resource Management report, when archaeological resources were identified 
and, based on an evaluation, were determined to be non-significant or are potentially significant but will not be 
directly impacted by the proposed development project. Completion of the required site specific survey and 
this report form must conform to the Historical Resources Guidelines of the Land Development Manual. 

I. PROJECT DESCRIPTION AND LOCATION (Include the geographic limits of the study area and a 
description of the proposed development project.) 

II. SETTING 
Natural Environment (Past and Present) 

Ethnography /History 

III. AREA OF POTENTIAL AFFECT (APE) (Describe the nature and extent of anticipated direct, indirect and 
cumulative impacts.) 

IV. STUDY METHODS (Include a description of the specific methods used in the identification and evaluation 
of archaeological resources for this study.) 
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City of San Diego 
ARCHAEOLOGICAL RESOURCE REPORT FORM 

V. RESULTS OF STUDY 
Background Research 

Field Reconnaissance 

Evaluation 

11/18/97 

Page2 

VI. RECOMMENDATIONS ( Include recommendations for mitigation of significant indirect and cumulative 
impacts and monitoring, as appropriate.) 

VII. SOURCES CONSULTED 

National Register of Historic Places o 

California Register of Historical 
Resources o 

City of San Diego Historical Resources Register 
0 

ArchaeologicaVHistorical Site Records: 
South Coastal Information Center o 
San Diego Museum of Man o 

Other Sources Consulted: 

VIII. CERTIFICATION 

Preparer: I Title: 

DATE 

Month and Year: 

Month and Year: 

Month and Year: 

Month and Year: 
Month and Year: 
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Signature: Date: 
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Land Development Manual - Historical Resources Guidelines 

City of San Diego 
ARCHAEOLOGICAL RESOURCE REPORT FORM 

IX. ATTACHMENTS 
N~tional Archaeological Data Base Infonnation 

Bibliography 

Maps (Include all of the following maps.) 
City of San Diego 800' scale 
U.S.G.S. Quadrangle 

11/18/97 
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Project Maps (Delineate area of actual survey on Project Map, or largest scale map available.) 
Site Plan 

Photographs (Include site and artifact photographs, ru; appropriate.) 

Personnel Qualifications (Include resumes if not already on file with the City.) 

X. CONFIDENTIAL APPENDICES (Bound separately) 
Records search results 

Historical resource location maps and site maps 

New or updated historical resource records 
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San Diego Municipal Code 

LAND DEVELOPMENT/ZONING CODE UPDATE 

HISTORICAL RESOURCES GUIDELINES 

APPENDIX E: HISTORICAL RESOURCES BOARD 
GUIDELINES AND PROCEDURES FOR 

DESIGNATION OF HISTORIC SITES (Bound Under 
Separate Cover) 

NOVEMBER 1997 
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San Diego Municipal Code 

LAND DEVELOPMENT /ZONING CODE UPDATE 

HISTORICAL RESOURCES GUIDELINES 

APPENDIX F: THE SECRETARY OF THE 
INTERIOR'S STANDARDS FOR REHABILITATION 

AND GUIDELINES FOR REHABILITATING 
HISTORIC BUILDINGS (Bound Under Separate Cover) 

NOVEMBER 1997 
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CITY OF SAN DIEGO 
HISTORIC SITE BOARD 

GUIDELINES AND PROCEDURES FOR DESIGNATION 
OF HISTORIC SITES 

REPUBLISHED ON JUNE 23, 1994 
WITH AMENDMENTS TO SECTION III. B 



ABSTRACT 

Guidelines and Procedures·for Designation of Historic Sites 

This document consists of two elements: 

1. Historical Report Submittal requirements including a sample 
report, a Historic Site Register form and a list of historical 
resources. 

2. A Historical Site Board Policy Manual including Historic Site 
Registration Rules, a Definition of H~storic Significance, 
Information on Meeting Conduct and a Procedure for 
Establishing Historic Districts. 



I. Primary Requirements (for all sites) : 

The proposer shall submit a Historical Site Board Register 
Sheet containing the following information: 

A. Site identification: 

1. Name and location of site including street number 
legal description or any other identification 

2. · A map of the area containing a sketch showing 
location of site or building including streets, 
alleys, lot numbers, and building outlines (for 
large sites, aUnited States Geological Survey map 
should be used) 

B. Name and address.of owner{s) of record 

C. Name and address of person(s) preparing report if 
different than above 

D. Photographs of the site or structure(s), both current 
and historical (if available) 

E. Abstract (briefly describe why this site is worthy of 
designation and provide a physical description of the 
Qite) 

II. Additional Requirements: 

Depending on the type of designation sought, one 6r more of 
the following reports shall be submitted: 

A. Report for historical designation: 

Definition: Historical sites are those sites notable 
for their associations with persons or events 
significant to the history o~ San Diego. A historical 
site might be a structure, battlefield, park, meeting 
place or location of a significant event. Historical 
report should include: 

1. Evidence to establish and document the date and 
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2. 

historical significance qf the site or 
biogra~nic~l information on the persons associated 
with the· site 

Detailed·list of so~ce ~teria1 including 
specif·ic references ljSeC to compile the report. 
(aee ~ttiilched criteria and samples) 

3. Chain of title since the date of construction hnaY 
.~ Waiq(i by petition to the Board if undue 
ha:rdllhclp. is involved', with obtaining a particularly 
diffieult.chain of title) · 

B. Reports for.artistic/architectural designation 

1. n&finition Architectural sites are those sites .c . 

. notable.•s important examples of a specific typ~. 
par~d, trend or style o'f architecture includinu. 
ottl4er':cultural resources'such as murals and 

. .$e\ilpture, or are the work of important 
architects, builders, ordesigners. Report should 
include: 

a. . Evidence establ.iebing the date and 
architectural sig:bificance of the site, 
irtcluding biographical information on the 
architect or builder (if known} 

b. Detailed lis~··,of source material including 
specific ref~renaes used to compile the · 
r~port (see .;~taohed criteria and sample•) 

c~ · Phys·ical desc~ipt;i:on of structure including 
size, mateJ:Zials., alterations, present 
bondition, attd a site landscape description 

2 . Bull.. ding interiors:. 

It is.generally assumed t:J:t.at interior spaoesare 
nat included in designation unless specified.~ 
theperson.requesting .designation. If interior 
designation .is .so-p.gbt, 'bhe architectural repal."t 
should include tbe following: 



a. Report on the interior features of the 
structure including physical description and 
condition 

b. Sketch floorplans 

c. Photographs of significant interior spaces 
and features 

3. Historical landscapes: 

Historical landscape. sites would include both 
designed and cultural landscapes, and would be 
notable as important examples .of a specific type, 
period, trend or style of landscape architecture 
or the work of important landscape architects or 
designers. Cultural landscapes would include 
settlements, farms, and other adaptations of the 
natural landscape. If landscape designation is 
sought, the report should include the following: 

a. Evidence establishing the date and 
significance of the site, including 
biographical information on the landscape 
architect·or designer (if known) 

b. Detailed list of source material including 
specific references used to compile the 
report (see attached criteria and samples) 

c: Physical description of the site including 
size, plantings, built features, natural 
features, alterations and present condition 

C. Report for archaeological designation: 

Definitio~: Archaeological sites are those sites 
notable for their ability to .reveal evidence of or help 
interpret past human lifeways through their remaining 
artifacts, art,. architecture, religious or ceremonial 
features. Archaeological report should include: 

1. Qualifications of the researcher: certification by 
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the . society o.f Prof.eesional Archaeologists (SOPA) 
or ~q\liva.lent education:and experience 

Evidence to establish and document the 
archaeological signifiean.c:e of the site (previous 
fieldwork, ethnographies, Cultural Resource 
t:1anagement reports, record$ searches, field 
surveys, etc . ) 

3. Detailed list of sou.rce material including 
specific references used,tocompile the report 
( lilf!e·· attached criteria and E~amples) 

D. Report f.OX' natural resource designation: 

Definition: Natural resource sites are those sites 
notable ~ortheir unique .floral:, faunal, fossil, 
topographic,. bydraulic orgeological features. Natural 

. . 

resour<::e rellQJ:t should include: 

1. Qualifications of the. researcher: _master's degr8:4!1 
in some aspect of field biology, geology, resou;;<:~ 

manc;t.gement, etc., or a proven record of scientifiC: 
reseaz-cnand publication 

2. Evidence to establish the significance of the 
natural resource (scientific studies, lists 
compiled 13nder the Federal Endangered Species ~et, 
Californi.a Native Plant Protection Act, etc.) 

3. Detailed list of sQ\lrce,material iqcluding 
sp$cific references uliJed tp qompil~ the report 
(see attached criteria and samples) 

E. Optiol');al mat~rial :· 

Additional material may .bf&··. inc.luaed if the person 
requesting • designation feels :it·. would .be helpful to ~h.$ 
members c:•~f the Board. in tnaki.ng th~r decision. This 
might in.clU(leinformat:;iQn orr interiors if interiox: 
desi9Jlati~n · is not being. sought, copies of original·· 
deeds, trarisfers, or otberdocumenta used i:n prepa~ 
reports. 
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·rii. Procedure for public hearings related to designation of 
historical sites: 

A. Prior to hearing date: 

1. A final typewritten draft of the report(s) shall 
be reviewed by staff for completeness and 
sufficiency, and a date shall be set for hearing 
the item at the next regularly scheduled Board 
meeting. 

2. Following approval of the draft report(s) 30 
copies of the report shall be submitted to 
Historical Site Board staff. 

3. The site shall be made available for inspection by 
Board members (including interiors if interior 
designation is being sought) prior to the hearing 
dat~. 

B. ·conduct of hearing: 

1. Except as otherwise specifically noted below 
Roberts Rules of Order shall apply to the conduct 
of meetings. 

2. A quorum of Board Members must be present in order 
to commence any public meeting of the Board. A 
quorum shall consist of the majority of the 
Members of the Board who have been appointed and 
sworn into office. However, in no circumstance 
will less than five {5) Members ever qualify to 
constitute a quorum of the Board. 

3. An affirmative vote of the majority of the Members 
of the Board who have been appointed and sworn 
int·o office is required for the Board to take any 
action. However, in no .circumstance will less 
than the affirmative vote of five (5) .Members ever 
qualify for the Board to take any action. 

4. A site may be added to the Registry of Historical 
Landmark~ by action of the Board. 
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a. , · Op.ly· ,Board Membe~s who have .physically 
visited and seen a pro);)Osedsite may vote on 
designation, unleas the Board takes action to . 
wa1ve this requirement on the day of the 
public hearing or bef<)rehand if known. The 
site visit requiremeJ}t ~may only be waived if 
the Board can make one of the following 
fil'ldings: 

(1) A physic:al visit to the site would 
not significantz'ly contribute to an 
understanding· o;- appreciation of the. 
historicity of the proposed site.; or, 

(2) The availability of access to the 
site is · limited.Tand the historical 
elements are sufficiently documented ana 
demonstratable to the Board through the 
use of graphic .or visual aids. 

~Y action of the Board to designate a site 
should t.ake pla<~:e on 'the day of the public 
hearing. Howeve~, ~t the close of the public 

·hearing, the Boardmay take action to delay 
designation to a future date (not to exceed 
two meetings in the future.) . 

s . Any melllber may abstain from voting on any issue, 
with or ~ithout declitring a reas9n therefore. 
However, should a member desire to abstain he. or 
she shalt cteclare before·. any Board vote . 

6. Any proposal for additi0n, modification, or 
deletiQn of a site tlO·O~ fr0m·the Registry shall 
be accomp-.n:ied by a report and study documenting 
the reason• therefore. If a site iS' deleted or 
the .. designation. modtfiec$-,: the .. report shall . 
indicate the reasons why tne·criginal criteria ax;e 
no long-er valid. such report and.study shall be' 
furnished. the Board at ).east a month prior toa 
~aring on such proposal.. If, upon presentation · 
ofthe.report and study, the.Board determines~ 
·sufficient evidence ispresented to warrant a. 
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hearing, such a hearing may.be authorized to be 
held no sooner than the next regular monthly 
meeting. 

7. No hearing shall in any case be held unless the 
owner of the subject site has been notified of the 
date, time, and place of the hearing. 

8. Any action ~o add or delete a site to or from the 
Registry of Historical Landmarks having been acted 
upon by the board, no motion to reconsider such 
action shall be placed before the Board earlier 
than 2 months after the initial action, and th~n. 
only after notification of the site owner that 
such action is contemplated. 

9. Presentations for hearings will be limited to 
eight (8) minutes per side. This restriction may 
be waived by the Board. 

10. Continued excessive absence is construed to be a 
lack of desire to continue to participate in 
activities of the .Board and is therefore 
considered voluntary resignation from the Board. 
If a Member is absent from three Board meetings 
within one year the Member shall show cause to the 
Board why the Mayor should not be notified of his 
or her implied resignation from the Board. 
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Reference ·sa-mples 

Pu.blished. Materials 

books: 
author(s) title. city: publiSher, date 

Ste~art, Don 'M. Frontier Port: San 
Los Angeles : wa,rd Ritchie 

periodicals: 
author(s} "title of article." name of R!blication vo1unte:1. 
numbe.r (dat~): <page (s) ~ 

Petersen, Martin E. "Williamtempleton. Johnson, San Diego 
Archite.::t, 1877-1957." Journ~irl of San Diego History 
Vol. XV! I, No. 4 {Fall, 197il: 20-30 

newspapers: 
name of paf!:r date, section paqe; column(s) 
Sah Diego Union·may 16, 1923, A 5:3-5 

maps: 
''title." carto9rapher/publisher# date (repository) 
"Official Ma,pbf San Dieqo County." ~.D. Beasley, 1890 

(San J)ieqo fiistorical Society} 

Unpublished Materiil·1~ 

dissertations, theses, papers, etc.; 
author "title~" type of pape;, il]stit:.ution for whom paper 
was prepared, date (repository} 

Krase, Jean Pl~h~rt;y .. The Old'World Ceramic Sherds frOIU. 
san Dieqo•s Presidio." master's thesis, San Diego: 
State tJn~versity, 1979 (S~n Diego State University: 
Library) 

interviews: 
name of fnterviewee, name of inte~viewer, date of intervieW', 
place of inter'tiew 

• <I· 

John K. Balith interviewed by ~inda R. Jones, O.ct. 16, 19'83 . .~ 
San Die('j'o, Calif. 

. 
If reference was taken from a-taped or transcribed intervi~ 
in an accessihle collection, add the name pf th~ repos~wrY 

manuscripts, documents, phot~gral-'>'lt~, architectural records, 
public records1 etc: 

description. and date of material, name of eollection ·~. 
identifying number, name of repository containing materi•% 
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letter, Capt. A.A. Ackerman to Hazel Waterman, San Diego, 
Dec. 10, 1912, Waterman Box file, MSS 226, San Diego 
Historical Society 
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HISTORICAL RESOURCES 

Title Insurance Company 
222 A Street 
San Diego, CalifoJ:"nia . 
(Chain of Title) 

·County Recorders Office County Recorders Offic• 
1600 Pacific Hiqhway, Room 260 P.o. Box 1750. 
San Diego, CA. 92101 .San Diego, CA. 92112 

2nd Floor: Birth, dea~h, marriages $2.00/h"OUr fee 
Basement: All X'eq()rd .. d documents, i.e .. Cleeds, mortgages, et'e. 

Water & Sewer Utilities . 
2781 Caminito Cbollas 
san Diego,. CA •. 

Water· & Sewer hook...:up dates - u.seful in establishing date of 
building construction, owner, builder or arehitect 

. . ' . . 
San Diego CountyProbate Records &·Records of Litigation 

220 w. Broadway. 
San Diego, CA. 

Basement-Old Records 

Mt. Hope· Cemetery . 
· 3751 Ma.rket Street 

San Diego, CA. 

San Diego Public Library, .caiifomla Jtoom 2nd Floor 
820 E Street 
San Diego, CA.-

Great Register of Voters 
Census . 
City Directori,es 1886 .... PX'~'*'~ · 
Sanborn Fire Map 1887, lP$ 
San Diego Union, indexedc'exc,pt for years 1903-19)0: 
Region.a.l and subject fil4!s ' 
Biograpbie f.tles 
Addi.tional newspapers, riot indexed 

' . . .. 
Neighborhood Libraries .. 
San Diego Historical Society Libtary & Manuscripts Collect.iOI\, 

1649 El Prado P.O. BOx 81825 
San Diego, CA. 92102 san Diego, CA. 9213l·· 

Research Library may be used by ~x-s or $5.00 charge f9r 
one year, student; ot' '$1. 00 one time use. 

Great Register of Voters 
Census 
Subject and Regional Files 
Biographies · 
Oral Inte"iews 
Assessment.Jrecords (old, assortear 
Historical Photos 10 



OUTLINE OF CONTENTS OF REPORTS PREPARED BY MEMBERS OF mE 
HISTORICAL SITES BOARD RESEARCH COMMITTEE OF. SAN DIEGO OR BY 
ANY OTHER GROUP OR PERSON SUBMITTING HISTORJ.CALSITE INFORMATION • 

A. Completed copy of the San Diego Historical Site Board Register 

B. Title page, includinQ: 

1. Name of research project. When there is a given name, such as 
Mount Vernon, it is given preference. If a second name is most 
userl, parenthesis may be used: Grand Hotel (Hotel Horton). 
If ther~ is no given name, the name should be 'that of the original 
~~ner. If the building has important later historical owners or 
a$~ociations, a second name can be added by hYphenation, such as 
quartermass-Wilde House. 

2. Nnme of Researcher, researching assistant, and/or name of 
person preparing the report if other than the researcher. 

3. Name of Architectural researcher, if other than above. 

'•~ Name of Architect consulted and the extent of his contribution. 

5 Oates the project vta~. acce,,ted by the Research Convnittee, 
the Historical Sites Board, the State of California, or the 
N~tional Register. rpese wilt have to be adde~ lat~r. 

C. Rody of the. report. This may be in narrative form, but must 
include the foll~~ing identifiable information, in the given order; 
if ~ny part is not applicable, say why; if not·available, give 
:-.ol!r;;E"s exhausted • 

. 1. Location Oes.:ription. Street number, legal description, any 
othE"r identification, 

2. Ownership data. as completely as can be.obtained since the 
st,·ucture·was built. Ownership of the land previously should be 
noted only if significant, such as Horton's Addition. Remember 
there is another place in the report for biography of important 
owners, and. also for historical significance. 

3. Factual details. Original us~, present use, architect (any 
details that pertainto him, unless the architect himself is 

·of historical significance, in which case he would be mentioned 
·more fully under point 6). 

4. Physical details. If there is ~separate architectural 
report, this section may be omitted. Othen~ise, include style, 
nPmber of stories, "'all construction, foundation type, condition, 
alterations, a description of the site including trees and out
buildings, and an architects estimate of the structural soundness 
of the building. 

5. Historical si9nificanc.e. A description of events that have 
·taken place in or about the site or house or building, and/or 
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a cO.ncis.e •tatetne"nt abouJ-:tne bistodcal significance of ~rs 
and occupants. Pert i nentrh,ere ·at so would. be a resume of f;~e arch i
tectura t sign if i canee of the. wtl dIng in the deve t opment. of · 
arcnit~tJ,treJn ·san Di~9Q., as. an example ·of an era or a partleular 
style,. or features which.:ina.._ the building significant. This is 
a sunwnary section. 

. 
6. Biographies of impOr~attt. -people who have I ived in the .;oue, or 
the·~rcbitect, builder, etc. 

. . 
1. ··.·Ha~ne .... and address of :the -owner of record, and cOIMients ;;about 
th• fttture of the building, if pertinent. 

o. A sketch sJ'tQtlfng location of Site or buildfng1 includtag streets, 
alleys. l(:tt ftl.ltl1bers, building and outbui J.dfngs. 

E. PhO"tos:!of build inS'• if p:olsible, an early photo as .weH u pr:esent. 
Identify •• to date and sour@. 

F. Bibliography and refere:ftce.s. 

G. Lilt of exhibits attacmtd~ .. lbese cduld include excerptt:):from title 
Comp&nf records and City Recorderc•s records in the for"m of a.:~ln 
of. tH:tt·fpt.otostatic reproiuc~i .. s Jtre Mt necessary); treclwts 
frbnre~flre Rp; photoeopieJ· of plctures af\d biographical . 
material :of particular importaAce;•pllotOC()ples of newspaper ~tfctes, 
or the~ e-tJppings themselves., 1110Uflted; letters· comfirming a~ s;t.fttements 
of vaJu4t of b·ulldings or trees ... uoted In the report itseff., Ths chain 
of tltlt ·1s·a must. 

H. .Eltbiqits, i:n order l_isted. . .. 

I •. Arch.ttectural Report, :iRC}~fr.tgaU. material gathered by the 
· archit•cturJI researcher. tncl"uft a -sk~tch of the floor plaA!·--' each 
floor ~less .orfginal draw~s .ar• avaUaMe or the builcltnfVfs to 
be MeaSured by HABS. . . ·. , .. 



· .. 
•. 

•.! 
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H.IS1Pf1U!L DATA CONCERiHti§ ;Jlt£ TIMK.EN HOUSE . 

.Legal Description:.~£. 75.05 feet of tot ''G'', and all of Lot 11H11 

excepting the north lO' thereof, in block 288 of Hortons Addition. 

Present O..mer: Arthur L .. Austin 

Present use: Reside** 

In the great b00t11 yeal"'s ·.f>f the late 1880's and early 18901 s many "Eastern 
capital ists11 · (a term In vogue In that day) came to S.n Diego, attracted:lrf"·. 
the business opportunities, climate ani excitement of the West. Among the 
most outstandt.,g of these men w~s HtmtJ Ti«<ken, who was to contribute to 
the development of th!lt town through hit business activity and whose . 
fortune, disbursed by·~bis dc;scendants, ~rfbuted signlftcant1y to .the 
cultural opportunltie~ Of San Dlegans 4own to the pre!Hn\t day. Henry' · 
Thnken purchased (if) ht$ wife's name, as. wa$ often done in those time$), . 
the South i of lot 2~. Hortons AdditiOn, on Sept. 3. 1887, for $11,500.; 
We have found no records of a· building date for true man:s ion they erectetl< 
on .the South-east c~: of this propertyi but assume one of this sJ~ 
cou 1 d not h~ve been -ccmpleted before l888. The pUrchase price i ndlcatft. 
the land was vacartt, :fiy comparison with other, nearby. In the city 
directory of 1889-90 ,.,,.,.y .Timken is Hsted as. residing at Ffrst and Lailte1, 
along with his two gf'Jtwm. soos, H. H. ami W. R. Tbe .former aiul 
his father are of~en·~fused in newspaper accl.)Unts and elsewhere • 

. OnApdl 4. 189.3, He(\rYMdhfs wife sold this housea~d property to 
R. A, and Mary nte• (1t was again listed in the wife's name.) fl. A.l'hemas 
was very active i.n land speculat ton In th fs boom city, as revealed by ·.~ 
records at the Cfty)~ecorders Office. As rue purchased this valuabt e. 1_,. 
and expensive. manstonfor only $1 tt must be assumed there were other 
considerations, probatdy of a real .estate nature (Mr ... Timken was deaJhtl 
extensively in real e$t~~ at this time). 

On · the property was agaJn •hf, to .Adolph§. and Alice Ga!f$!1 
(1 tsted tnwifes nat~! ~Jy), in what ll"JSt have been another compllcat84 
transaction. for:.$10. ttr~ Gasson, k-., as unotph", was a very colorffL 
local figure: businessnan· (brewery, ~tcher shop, cattle gr.ower) pollthttian 
(marshaJt,. 1872) speqlator {mtning; :r.(tal estate). As contrasted wlth 
the ret t ring Kr; Timken, .abou.t whOftl t:lttle was written, Mr. Gas son 
appeared .regularly ln the news, even2Wherr it .was no more than his horN 
running away wt~h his buggy! ·• 

Mr. ·and Krs;Gasson sold the.house on Jan 23. 1903 to Wm .. Mifflin and . 
Mary lash Smith, for. $20,000. capt. SMith was another7 figure of pr011thtettee 
in the conrnunity. He was the first ewpel" to appeal"· in local history 
books (see attadJed r•product ions). '?He .was an ac.Uve and influential 
man, a ttgre:at reader .and student ••• ~WhH• always~.refusing to run for 
public ·offiCe hflllMtf• he wielded a potent and wboles<IIM influence tn 
political affairs.•.t> ·(See attached r•productions front Heilbrons Histor.y }.Jf 
San Diego County). Capt. Smith was 'Very active in fraternal activitieJt 
and was indeed one' .of the origi.nal organizers of the Elks. (See also 
Blacks History ·of San. Diego County,· reproduction··a.tta~d). 
The children and gr .. flchiJdren of Capt. S..lth have contributed gre~tly to the 
social and culwral,life of this coa!fiWnity, as they continue to do ··· 
today. Cajl't. Sm~~h}t~ave portions of his prOperty to his children, 
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·Through the·ye<lrs;··the various lots became."di.vlded- unevenly. His 
widow, Mary l~·sh Smith, died on Harch· 14, 1918, leaying ·the house on 

· just a port ion of the property, to her daughter, Jessie s. Ward. On 
September 27~_· .. ~920, she sold the i:l<?':'S~ for $10 to Hanna and Hamie Toome~. 

This st~tely mansion became a boarding house, which it remained 
until June ], 1965, when purchased by Arthur L. and Barbara Austin. 
This act)ve and appreciative couple.restored the house.t<? Its original 
spark I ing grandeur with in a y~ar. .on Apr iJ 3, 1969,···the house· became 
the prop~rty of Hr~ .Austin alone •.. ·: ... . ~ ... .. . . . 

H'fstorical srgnifica~ce to San Diego: 

This houie represents a pedod of g~eat activity and growth tn our city; 
a very important period in bringing to San Diego such outstandin~men 

. as the early'reside.nts of the house. The builder, Hr. ·rimken was a 
~at ion~ i ly_knO..,_n figure, mill. ion.:(ir~~- an inventor, manufacturer, and 
found~r qf a: family·· of phi .l.a~.t.~rop.fsts, generous contributors· to the 
cultural life of this city. · · 

• ~ • t ~- •• 

Architectural Significance: 

This mansion is very typical of the late Victorian style. It is of 
special interest to the architectur~l his.tory of San .Diego, because it 
represents :a ·period of rapid growth and f i nanc t.a 1 affluence i.m~tched 
for its ~ffec;:ts on the expanding .. cfty,_ a· time when San Diego emerged from 
front fer life. . . 
As ·it :j S: we 1 f:'buil t~ ··sturd i fy consi:ructeif, and 
ins ide arid ot;t"; and. vir tua 11 y untha.nge~·( it is 
study· of. the'periOd." .; · · :'. · · .. 

+ • •• ·:"; ; ... ~ • : ". ':. • • ~- ... • • • '• •• 

Architect:·· · 

unknown 

.... ·' ~ ' ... ~- .... ....... .. .: . 

in excelle~t.~ondition, 
a prime exa~1p.1 e for 

. - -· ". :· .. .. ... . . .... . ... ... .. ..... ~ . . .. : . : i ~ . 1 : ~.. ~ · .. ,. . 

• of ~atf.,V.!~~2i}<~n:.sty_lt;• t~~ ho~~~~!~h-~.~i~!i~~u.ee~.A~n~,~-G~<?rg_i~_n· and 
·classical GreeJ< .. gual it1es •. The .most. un1que feature is ·the. squared tower 
·at· the'!f~~t:~:corrieh ... ~e f~opf do<?( h•~s.h~nd~ome -~~t:.-fjta~~.panes, said 
to be Tl f~~nx_. gl a~~:· HC!!lds~. b~d .. i '1~ 9Y: an. 1 ntep or pane 1 1 ng, · parquet 
floor of. inlai~ hardwoods In entry, and several spfndled·and'carved 

·. ·f 1 rep 1 ace~ :add to the interest. of this house. · · 

·At terations: ·.·. 
... .. .. 

None of·~ major 'sort, excep~ the kitchen, \'Jhich has been ~dernized, though 
retain.ing' lts·original shape;. The heating units, many plumbing fixtures 

·and much of the· hardware are still in ·use (see attached article &y Beth 
Hohr in the San Diego Union) · 

Condition: 

Excellent in all respects 

Name of Researcher 
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f\ECORD g{: Tll't.E TO PORTtJlHS OF ·LoTS 1f & li. BHlCK 288 
HfR.TO!f! ADD I Tl ON c~ly known as .Tlmken House . ,. 

. 
Excerpts from r4fcord$ of Title lns~ce Co. of San Diego: 

. . . 
5-28-86 Horton to D. c. Reed--Lot's A to l 

6-25•86 Reed to rhos. Lanktree--~pts'· i. to .t 
6-3o-86 Lankiree to Oscar E. Hil 1-·t.ots A-tQ l 

9•14-86 La~tree ~m:f Hill to Mrs. Luentia Lenktre~·Lots A to L 

5·12•87 Lucteti·a unt<tree to He,.._n EIDanue 1-·LQts ~to l 

9-3·87 ~uel to Frederika Tt.m.-n--Lots D to l · 

Excerpts fran r;ecords of the San Dfego~lty Re<»rder: 

Herman emanuel ;to .Fredericka· Tfllken, $11 ,500 .. 00,. the South i Of Bl~k 
288 In Hortons Addition, her: separat• pro-perty, 9--3•87, book !n··p. 132. 

Henry·ttllken . ...SF'redericka Tirnken&f St~_.Louls, Mo., for $1.00.anct 
Certala hinds conveyed to Hertry Thgke#jS, to Mary o. Thomas of ... · ____ -
San Diego as her seperate pro,erty. $0t.lth i of block 2.8&· fn<Kor'toll$ 
Add It ton_. 4~3. Book 2.15 P. UO ' . . . . 

· Hary A. Thomas 'and R. A.· Thomas• for $10.80, to Allee Gasson, Soutl\ half 
of bloik,2.88.:0f ftortens Addlt~on, .· b()OJ( 281 p. '76 ~-

Alice Casson and Adolph Gasson, tor $2o,·ooo, to'Vm. Klfflfn Smttbllnd~-
Hary Lash Smith, Lots o. E, F, G. H, I fn block 288 of HortoMoAd<Htion 
1-2.3:-l!Kl-3, book ZtS p. 11 o 

probate of will of Mary Lash Smtth• Who died 3-llt-18-·to Jessie :$,.'Ward 
the E. 7S.OS 1 .of Lot 11C'' and all of ~'H11 ~~cept. the N. 101 t~f 
2-21-19,· book 175 p. 4. 

Jesste s .. Ward, f:Or $10, grant ,,-O H• .. Jnd itafile Toomey, to E. 
of Jot G, and aN -of lot H exceft -~- N. to• thereof, in block 2 

Mary (Kame) (Mawrile)"Toomey, to ·t~ an4 lal"bar.a. J. Austin, 6-7•"GS· 
f i 1 e no. 1 00'1}6, 1 OO!t37 'c . . ·~ •• . . 
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HENRY TIMKEN 

For details of his early I ife see accompanying excerpt from the Dictionary· 
of American Biography. 

Henry Timken moved to San Diego upon his retirement, in 1887. He- was already 
we~lthy, ~but returned briefly to .~anton, Ohio tu. erect a plant for the 
production of the Timken Roller Bearing, the result ~f 'the second invention 
.des~ine~ to carry his name around the world. He left .the active manage-

. ment to h{s sons, H. H. and Wm. R. He was also the owner of extensive 
agrfcultural lands in Kansas ·and citrus groves in Cal ffornia. 

. . 

He was apparently a retiring man, with a sense of humor, as he listed 
hims~lf as a 11~arpenter 11 in the City .Directory of 1893-94. He did not 
re~i~ idle in his retirement in San Diego; records reveal extensive · 
real;..estate transactions, and involvement in the construction of a 
pier .in San Diego.· . At the time of his death, in Apri I, 1909, the 
"Tin:tken Bl_9cku in down-,town San Diego \-las under construction. 

Mrs. Amelia C. Rridges, daughter of Henry, was one cif the nations· 
Jea~ing philanthropists. She gave the Fine Arts. Gallery to the City of 
San Diego; as well as many priceless works one exhibit.there. She was a 
long time resident of this city.· Other gifts without record went 
to fndivi"d~als, or to institutions and to societies. 

Th~ i~o sons, H. H·. and Wm. R. ·, ived here and in Ohio; they and their 
wives,"Lillian and Edith;w.ere patrons of the San··.Diego Fine Arts'Gallery. 
The' Timken Foundation constructed a $1,000,000 East addition· to the 
.Gall.~ry (by the time of .its.comp1etion this was referred to as the · 
$1,5.00,000· ~imken Gallery-S.D. Union, 9-19-65). There is also a Timken-

. Sturges foundation at Scripps Clinic, in La Jolla. 

Future Use: At this time the house will rernain·a private residence •. 
How~ver, it.sits. upon very valuable land, in a.neigbborho~d of high-rise 

:offices and .apartment ~uifdi·ngs. A ·change of ·oo.·mership, therefore might 
mean. the.; bou.se . ~ s' in danger .•.. :.· :,·. i'(,; 
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OuTLINE FOR ARCHITECTURAL REPORT 

RESEARCH COMMITTEE HISTORICALBITE.BOARD 

Submitted by----------'-

I. Name and Address of Site 

A. Architect 
B. Date of Erection 
c. Builder, if known 
D. Original Use 

II. Architectural Significance, Style and Value as an example of its period 

A. Notable Features 

III. Physical Details 

A. Foundation and Basement 
B. Number of Stories 
C. Exterior Walls 
D. Doors and Windows 
E. Roof and Chimneys 
F. Interior Walls and ceilings, floors, stairways , and 

other outstanding features such as carpeting and wallpaper 
G. Miscellaneous, such as hardware, lighting and heating 

IV. Additions, Alterations and Restorations 

V. Is the structure in such a sound state of repair that preservation and 
restoration would be worthwhile? 

VI. Would the structure be an asset to the immediate neighborhood if retained? 

VII. Is it your opinion that the structure is worthy of preservation? 

VIII. Suggested Uses 
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HISTORIC SURVJ:Y 
~~CHlTECT'S ~PORT 

SPENCER-OGDEtJ :&UILDINC 
Southwest Cor.ner-,. l'ifth Avenue and "F• Street 
San Diego, San Diego County, California 

ARCHITECTURAL MERIT AND INTEP.EST: 

This small buildil,lg, built in 1874 b :Charles Delaval, bear$ 
special interest. Not only d . it ve an unusual structur&l" 
system which sheds· light Otl.St on practices of t.~:; 
time but it is also one li . buildings on rift.a'\ -4~ .. 

Avenue. The. exterior :de treai. · ent is an unusual eor.b;t~ 
nation of styles d i s u when it is looked at as a 
\,·hole it is qui d pi asant. ·Restoration would . 
enhance its ake . · :t:. ona .of the nicer small 
scale bui ings ven\te. ' . 

The· fair condition. Its structural condition 
ed easily but it should be sound. Some 

riora ion was noted in the ruasoney wall facing. "F" Stret'lt. 
The exte:r·or detailing is also in fair condit-ion but could 
be easil restored. : 

T:'D .DESCRIPTION OF THE EXTERIOR: 

Overall Dimeneions: 

25' wide (a*~ Fifth Avenue) x 100 * deep (along "F" Strf!let) 
x approximately 35 • high. 

Number of Storie$: 

'l~o stories plus a basetaent. 

Layout, Shape: 

. . 
• 

The building has a rectangula1: plan and .has 25 • of front'.a9e 
on Fifth Av~nue a.n.d 100 .. ' alol'l9 "F" Street. It adjoins buil'd~ 
ings on both streets. 



Fo:.1::1da-::.ion: 

Inaccessible fer observation but probably is constructed 
of mason.::y. 

Wall Construction: 

.There is difficulty determining exact wal! construction but · 
a good educated guess can b~ rr.c.de. The ground floor walls 
appear to be a combination of brick and iro:1 fr'amework cover
ed wi t~1 cement plaster. The tcp floor walls, Hhich were 
added later, appear to be wood stud also cover,ed wi~~ ceDent 
plaster. The decorative details t.-lere constructed of various 
rr.aterials. There are some brick ledges, iron pilasters, 
stucco pilasters (may be covering something else) with iron 
capitals, wood pilasters and capitals, wood relief moldings, 
pressed metal cornice and wood scroll brackets. 

Structural System: 

This is to me one of the more interesting parts of this 
building. Resting on a fom,dation, probably of masonry 
construction, the first floor walls are, I believe, made 
of brick \·:i th so:rce iron t'lork support for \'lhat appears to 
be a large opening on Fifth Avenue. The floor support was 
unobserved but is probably of wood joist construction. The 
ceiling construction was also unobserved but may be of 
structural iron that is referred to in the history. The 
second floor \lhich vias added later· is, I believe, entirely 
of wood. l•lood col\.ll!!.ns and ceiling beams are visible in the 
second floor rooms but may have been added later for ad
ditional support. 

Chimneys: 

None are present. 

Openings - Doors: 

None of the street level doors appear to be original. There 
are no exterior doors on the second iloor. The opening to 
the second floor staircase has been boarded over and a nc'" 
door added. The locations of the original openings are not 
kno'ln-:. but instead of the original one· store there are n0\·1 
three. 

Openings - t·1indows: 

Again, on the ground floor none of the \·lindows appear to be 
original. On the top floor all the windows are original. 

-2-

21 



• 

. 
t 
! 

i • 
' i : 
1 
II . 
J 

; 

• 

. ----~----~--~-----~-~~------

They are rect~\ll:~ double-hung. The one exception is in: 
the last bay oil til$ "F" S:treet side. It is a three sid~.d 
projE;:cting bay \dt.h windotfs on all three sides and wrc:::SuiiJht.. 
iron railing on top • 

Roof: 

The roof is a £laJ;. composition type with parapet walls all 
around and fo\l~sky-lights.along the south side. 

DETAILED DESCRIPTION OF THE U!TERIOR: 

Plans: 

. The gr9und lev¢1 has been changed, from its original one 
store to thr•e •. :There is an· Qri(;Jinal stairway about two 
thirds of the way along the "F" Street side from the cor• ... 
ner. The top .. floor . is basically original, having been uSCI· 
alternately as>retail establishments,. office space or apa~""'! 
ment space •. -rhe !Otaircase goes u~to asecond floor landt,ng. 
Turning left ant;i stepping up you :ent•r ohe large room tha:t · 
takes up t.he ent.ire east end of the f.loor. To . the righ;t 
and up is a tb.ree .room apartment wit.'l storage rooms a.bc:JV& 
the stairs.. .. 

I 
Stairways: 

There is one. S·t;aircase from "'t• Street to the second .f];oor 
landing. It has the typical peJ;iod 'wooden wainscot. 

Flooring: 

The original. flooring is ina¢C::ess:.i.ble but is assumed to ~ 
wooden. 

v:all and Ceiling Finish: 

Lath and plaster is still in existance on the' top floor .,_, 
the ground floG,r was probably also plastered origin~ly • 

Doors ·aoo Doorwa:ts: 
• . 

.. 
There were fe\'1 doors origina+ly':but those assumed to b€. 
original on the second floor· are lloodeh 'with molded \~ood, 
trim around. the: openings. 

Decorative·Features: . 
Original interior features that remain are very plain aod.· .. 

-3-
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are probably· typical. One distinctive feature is the sky
lights on the second floor. There are three in the large 
room, one in each regular size bay. There is also a small
er one in the apartment on the west end of the floor. 

Mechanical Equipment: 

Electrical lighting. 

SITE AND SURROUNDIIJGS: 

General Setting: 

The building faces both east (Fifth Avenue) and north ("F" 
Street). Next to it on.Fifth Avenue is a three story build
ing and on the 11 F" Street .side it is adjacent to a two story 
building. 

PREPARED BY: Alfred J. Hadzima 
San Diego, California 
January 197 4. 
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Page _of_ •Resource Name or#: (Assigned by recorder), _________________ .:_ 

P1. Other ldentifier::-:---:::--:-::--:::-----:=-:::--:-:--:--:-------:-=----::-----------------
•p2, Location: 0 Not for Publication 0 Unrestricted •a. County----------------

and (P2b and P2c or P2d. Attach a Location Map as necessary.) 
•b. USGS 7.5' Quad Date T___; A___; _.1A of _1A of Sec_; B.M. 

c. Address City Zip-----
d: UTM: (Give more than one for large and/or linear resources) Zone __ ; mEl mN 
e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, etc., as appropriate) 

•paa. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries) 

"P3b. Resource Attributes: (list attributes and codes)----------------------------
"P4. Resources Present: OBuilding OStructure OObject OSite ODistrict OEiement of District OOther (Isolates, etc.) 

PSa. Photo or Drawing (Photo required for buildings, structures, and objects.) PSb. Description of Photo: (View, 
date, accession#)-------

•ps, Date Constructed/Age and 
Sources: DHistoric 
OPrehistoric DBoth 

•p7, Owner and Add~ess: 

•ps, Recorded by: (Name, 
affiliation, and address)-----

•P9. Date Recorded: __ _ 
•flo. Survey Type: (Descibe) 

•f11. Report Citation: (Cite survey report and other sources, or enter "none.")---------------------

•Attachments: NONE OLocation Map DSketch Map 
OArchaeological Record CIDistrict Record CILinear 

OContinuation Sheet OBuilding, Structure, and Object Record 
Feature Record OMilling Station Record ORock Art Record 

DArtifact Record CIPhotograph Record Cl Other (List)----------------------..;._ 
CPR 523A (1/95) "Required Information 



81~ ~Name:·----------~--------------~------------------------~~-----
82. Common Name: ____ -!"" _ __. ___ ~--=-:-:-~~-----------......,.~ ........ ---
B3. Original Use: B4. Pteseftt·Use: t •as. Arcbftectural Style:. ____ ....__.._ __________ ...._ ________ .:...;...._,....__ ..... 

*86. Construction History: (ConstrucJ!On dale,. alterations, and date otaltet'ltlons) 

*87. Moved? ONo eves .. 0~ Date: ___ . Original Location: ______ .....,.. __ _..;. 

•sa. Retated Features: 

B9a. Architect: b. Builder. ____________ _ 

--&10. Significance: Theme Aru,_. ---------------...,.;,;,..--
Period of Significance . . . . Property T,._ . . . Applicable C~-···--
(Discusa importance in terms of~ acchlllelural context as aetlhtd bflhtme, period, and geographic scope. Also a..., integrity.) 

.. 

811. Additional Resource Attributes:~~ and cocfel)._·_...._ _____________ _....~.._....:..._ 

*812. Refetences: · 
· (Sketcn Map with north arrow~) 

813. Remarks: 

*814. Evaluator:-----------------

*Date of Evaluation: 

(This space .reseMKf tor Offlllalcomments.) 
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City of San Diego 

HISTORICAL SITE BOARD POLICY 

. . 

Revised February 26, 1979 
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Po 1 icy No. 1 • 1 

City of San Diego 

HISTORICAL SITE BOARD POLICY 

General Procedural Rules 
for Registration 

1. Any person may propose the registration of a histor~cal site 
or building to the Board. Such proposal shall be in writing 
and shall set forth such particulars as deem it worthy of regis
tration and preservation in the opinion of the proposer. 

In .t·he case of sites proposed by persons who are. not members 
of the Board, it is normally expected that such proposer'shall 
provide the evidence and historical data needed by the Com
mittee and the Board. 

2. Upon the addition or deletion of a site to the Registry of His
torical Sites. the Secretary to the Historical S1tes Board 
sha 11: 

a. Prepare the file forms based on drafts prepared by the 
Committee. 

b. Notify the recorded owner and others as required. 

c. Maintain an individual file on each site including all 
records, drawings and photographs. 

·d. Record the action and findings of the Bo.ard with the County 
Recorder. 

1.7. 
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J>oli<:y No. 2. l 

City of San Oiego 

fllSTOR I CAL SITE BOARD POt iCY 

Definition of 
His tori ca 1 S t gn i fi-qr.t¢Cf:, 

1. A hhtoric.Jf; sf~•"+'b" any site {i®ludil'l$. si gnifican\ trees or 
other plant nfe located thereonl. butlding, structure, district 
or mark of hlstQrlcal significance due:to Its association with s~ 
things as" no·te<f.past events, hbtOflCal persons or distinguishing 
archi tecturahc~racteristics or,a Si8!Jficant· representation 
of an era :In,· t~e ~evetopment of tHe city. · 

2. The quality of($isnlficance in American Hfstory, architecture, .. ··· 
and culture Js present in districts. ~ites, buildings, structures~ 
and object$ th;at possess integrity of: location, design, setting, · 
materials, wor~ttshtp, feeling .and assOC:Iation, and: 

3. 

4. 

a. that are}iden~lfied with hi storie personages or wf th 
important events in the mahr currents of national, state, 
or JCJ¢a I hi sto.ry. · 

b~ that embody .the diStinctive charatterlstfcs of an architeQt.u.ral. 
style. ·are valualtl~ for the study of.a type, period, or methGd . 
of constrUC.tion,£ or possess high artlst.ie values. 

c. that are a 'notable work of a master builder, desi goer, or 
architeet ... 

d. which be$t. ~pllfy the bre)ad cultural, political, economic.,. 
or ·social hlS:tory of the nation• state, or community. 

e. which have yielded or are l:J.kely tp yield information irnpot• •·· · 
tant in:.pN·~iStory or histOry •.. · 

- . t . 

Historical sltes hliJY be designat•d for u8xterlor on.ly" or 
for the. ~lnid .Xtedor and lJt.ter"lor s.ignificance. 

All efforts shuld be made to dC)culient al\d preserve records~ ct.raW(.ngs 
and photi.k.Jrilph$ of an destgnatta sUes. · 
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.. 



City of san Diego 

HISTORICAL SITE BOARD POLICY 

General Procedural Rules 
for Conduct of Meetings 

Policy No. 3.1 

1. Except as otherwise specifically noted below Roberts Rules 
of Order shall apply to the Conduct of meetings. 

2. Definitions: 
Authorized Membership The number of Board members 
appointed to and serving on the Board. 
Quorum A majority of the authorized membership. A 
minimum of five members is required for a quorum. 

3. A site shall be added to the Registry of Historical 
Landmarks only upon the affirmative roll call vote of a 
majority of the authorized membership of the Board. A 
minimum of five votes is needed to designate a site. 

a. Only Board members who have physically visited and seen 
a proposed site may vqte on designation unless otherwise 
authorized as noted in the Guidelines and Procedures. 

b. The Board shall vote to identify the criteria which 
gives significance to the site. 

4. A site may be deleted from the Registry of Historical 
Landmarks only upon the affirmative roll call vote of a 
majority of the authorized membership of the Board. A 
minimum of five votes is needed to delete designation of a 
site. 

5. All other matters, other than (3) and (4) above, shall be 
decided by a majority of a quorum present by voice or roll 
call vote as the Chairman may decide. 

6. Any member may abstain from voting on any issue, with or 
without declaring a reason therefore. However, should a 
member desire to abstain, he or she shall declare before any 
Board vote of a matter. 

·1. Any proposal for addition, modification, or deletion of a 
site to or from the Registry shall be accompanied by a 
report and study documenting the reasons therefore. If a 
site is deleted or the designation modified, the report 
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shall indicate the reasons why the ori:ginal criteria are no 
lonqer valid. SuCh repo~ and study,snall be furnished the 
Board at least Qne month prior to a hearing on such 
proposal. If, upon ·presentation .. of the report and study, 
the Board deteoinU- that sufficient ~d.ence is presented . 
to warrant a hearing, $Ueh a hearinq may be authorized to be 
held not SOQnet" than the next requlari)Donthly·maeting. 

. . 
s. No hearing shall ia any case be held ~less the ~wner of the 

subject site shall have .been notified-of the date, time and 
place of the hearing-. . · 

9. Any action to add d~ Cfelete a site to or· from the Registry_ 
of Historical ~a~ks having been acted upon by the Board, 
no m6tion to reconsld.:er such actions~llbeplaced before . 
the Board earliett~tl'tart 2 months after the initial action, 
and then only af-ter notification otthe site owner ·that such. 
action is contemplated. · 

10. Presentations for. lbi!at'inqs will be limited. to Jlight !§l 
minutes per side• This restriction ay be waived by a 
111ajority vote ofBoard. members. 

ll.. Continued excessive absence is construed. tobe a lack-of 
desire or ability to continue to pa~t~¢ipate in activities 
of tbe Board and is ~refore considerecl valuntat:y 
resignation from the Board. If a mell'l.l>er is absent from fcut 
Board meetings iil,.the previous 12 mon~lt themember shall 
be considered to have automatically reaigaed from the Board 
and a letter of reaigaat:ion to th.Maye,~ will be prepared-l>y 
HSB staff for tbilllir signature. 

Any member who.ha•.~cCX"!1ed 2 abse&oes ia.theprevious 
,12 months shall be ~ot.tfied and co~cilecl by HS·B staff. 

·12. Board members· shall. adhere to a cqde o' .4thics (council 
Policy qoo-4) anc;i a conflict of inf.erest ·. code (california · 
Code of RegulatioilC Si~ction 18730),. Beth of thes.e policies 
are included in the .Board's inforaat:i.Qn binder.· 

13. These General Proeedlll:'al. Rules are.a4opt.d »y a majority of · 
the authorized Jttambership of the ~ard anct may be amended 
.only by the same majori1:y. A mini1nm ot tive votes is 
necessary to app~o~ a X"'J,llu chanqe~ 
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City o! San'Diego 

HISTORICAL SITE BOARD POLICY 

.. . 

Procedure !or Establishing Districts Aqopted 
1/7/77 

In carrying out its function as an advisory board relating 
to the identification, protection, retention, and preservation 
of historical sites and districts in the City of San Diego, 
the Board wil·l designate Historic Districts· deemed to have 
significant historic and/or architectural value, pursuant to 
Chapter II, Article 6, Section 26.02 of the Municipal Code. 

The board will solict and encourage the participation of 
citizens and property owners in the identification of areas 
which posses potential historic and/or architectural value. 

• An application shall be prepared by any proponent of a 
district designation to contain the following·information: 

Content of application and report: 

I.· A Statement of Significanc~, which should in clue¢!' 

1. A descript.ion of structures .. of substantial Historic/ 
Architectural/Cultural significanc~ in the district, 

.including period or date of construction, architectural 
style, .notable features or details, location of 
site in relation to yards and open space, and 
historic associations (if any). 

2. Description of building relationships in districts. 

3. Description of environmental characteristics, such 
as maturity and extent ·of vegetation, type and 
condition of street and sidewalk pavement, open 
space pattern, scale of buildings, compatibility 

·Attachment 2 
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of .cOD.struction materials. aad qualitl'. and vistt't.t· 
conti:ouity of :fences, walls,. gates, and other stte 
:teat~res.. · .. 

4. Anal.J~S of visual stx-eagths and weaknesses of .~·~. 
·area~ · 

. II. A map, of appropriate· scale, iudieating 

1. Struc:tut'eS o:f Bistorie/Ar~hi ~ectura.l/Cu1 tural. 
sicnif.,cauee in the dtstr1C$t. · • 

2. Individual buildings by pe~iod of construction 
and/o:t.,architectural st~l.,. 

& •. 

3~ Relatio' of structure~ to J>ards, courts, ·innert.······• 
bloctc access points, and other open space featuftl.c .• 

,, ' ' ,-- - "' -,---- ----

4. Parcels of vacant land •. 

s. Existia• :to~inc: 

III. s·upp1eraentary J.ta.t4ilria1s,. 1nclu41n8 . · 
• ~ • 4 - - <· 

1. Photographs of .significant bui.ldings. 

2. Photogxoaph~ of street$cape within distric:t~ 

3. ·A. ·s~ale.\II)O.del ·(optional) 

4. A 1egd, d~s~ription and pla.t',o:t the area .Propo~etl 
for historic recogni~ion.. · 

~. -.: If .. . :~ 
• ....... : -~. -~. .: t !: • 

IV. ObjectivQ fer. Preservatioi:l · .. 
1. Outl!pe of >d\tsirable.public and private objectiftS 

for ~be tu't:U.re conse~atioa \\.nd development of ~· 
area~ 

. . . 
2. ldent.tftqation and e•a.luatioll of any known develOP

meat ll)aria -.1thin tluf a~ or iu proximity to ... it' · 
whi~. ~ill. have an ettect on tbe character of $he 
area~~·· 

! 
• 

tJpon :receipt oftlleapplicatioa;tora. historic district. ~Ae 
Board shall det.~j,oe if the mQJ!'ibJ ot the propo~ed distr!·ct 
justifies a pub.1ic ·hearing. It the Board decides affil'IIUlt't:vely, 
a. hearing shall be •••t for the 'aext> regular meeting. All 
property ownerll{ 'W:itbtn tbe proposed, diatri.et. conc.erned' 
organizations, 'pl.a.nning groups ancl~aews media shall. be 
notified or the pe:nf.iing application and advised of hearinlft 
place and time'.. · 

Attachment 2 
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A!ter holding a public hearing pursuant to Section 26.02. 
the Board shall approve or deny the application. If the 
Board adopts a resolution establishing the historic district 
it shall make such exceptions as it deems appropriate to ' 
mafntain the characteristics and features which the district. 
is intended to foster. Affected property owners shall be 
notified in writing as to the final status of t.heir. property. 

The adoptea district, along with all changes, shall be 
subject to appeal·to the City Council, pursuant to Section 
26.02. 

·upon final· adoption o! a resolution establishing the district, 
the following degrees of coverage shall apply: 

DEGREES OF COVERAGE. 

The Board intends to maintain the scale and basic character 
of the subject District and other designated historic districts 
through: 

a. Protect.ion and preservation of th~ basic cha7;acteristics 
and salient architectural details of structures 
inso!"ar as these characteristics and details are 
compatible with the Historic District, as defined 
by the Board in the Statement of Significance. 
adopted for each district. 

b. Affording the widest possible scope for continuing 
vitality through private renewal and architectural 
creativity, within appropriate controls and standards. 
The Board intends.to foster a climate in which · 
each historic district may continue to exist as a· 
living, changing neighborhood and not a static 
mus~um. 

c. Encouragement of the develo,~>ment of vacant p~operty . 
and redevelopment of incompatibly developed properties 
in accordance with the character of the area • 

• 

In order to maintain a cohesive district-wide character, all 
buildings within the boundaries of the districts shall be 
regarded to be of equal merit by the Board, except where the 
Board finds that a structure is clearly incompatible with 
.the character of the Histori~ District. 

Where such a finding of· incompatibility has been made, the 
. Board shall so indicate by letter to the owner or his agent. 

Said finding shall be deemed to waive the Board's referral 
.obligations •. The Board, however,.: shall continue· to be 
notified to issuance of permits relating to all property 
within the district. 
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A finding of incotnpatib111ty shall mea.u tchat the affected 
structure does net';ua,.ify :for special consideration uDder 
the Building Code>arid./or Tax Code. ·Upon designation of a ~ 
Historic Distri;et all buildings within the District, other 
.than cited abo~e as incompatible, shall be considered Bi5t'Ol":tc 
Sites for these pirOi>f)ses. 

Vacant parcels wi.t.hia the boundaries 9f the district sba.ll 
be deemed to have s1:gnificance as the}' relate to the qual±tt --· 
and character ot the district. ·The 'Board shall reserve the. . 
right to review llajor alteration of vacant sites, unless . 
otherwise delegated to a planned district review authority . 
as establishe<l ·by: the City Council. No permit for the.:· 
demolition~ stibs·tant.ial alteration or removal of any btt1141rag, 
structure or site,. located in a )iesic-nated historic' distrlot:• 
except as speGitica:lly excepted, shall be issuedwithout 
first referring $ematter to the lttstorical Site Board, 
except where tbe ·~tty Manager detf!rmin•s that demolition. 
removal or sub~Jtantial alteratiQ'n of any such building. · .. ·•· 
structure <;>r site.. ·is immediately neei!ssa.ry in the inter•st . 
of the public.tt.ealth, safety or geneJtal welfare. The Bullcttag 
Insp.ection and·:t~e Engi•neering _,.d Development Department-s 
shall notify t"e ;!Ustorical Site Bol.rd.>in writing of any:. 
such request ~~:thin .f~ ve ( 5) da's of its :r;eceipt. 

lf deemed nec~s·s•t1 to maintain the bisto.rical "and/or arcb~
teetural integ:t.ityof a historic district the Board will· 
prepare a set of d:rielopmental ftj..delines>to be available 

. for project revielf!. . . . . . . 

Where the Cttye(jtltl¢11 has desipate<J. a planned distriet; 
. t.be Plnnncd Dittrtet Review Authority shall have review .• 
responsibility tor alterations 'lfit:hin such a bis·toric dis~~iet. 

Where a major altt~tion· is cont-emplated within a bistor1eo 
.district also .clest.pated ·a planaed district. a. lia.sori COB'IhiSttee 
composed of two,~ers of the listoric Site Board shall 
review the propos,M .. project in ~nj~Jtction witb the PlanlHI4 
District Review Aotflorlty and p:repa.re a recommendation to be 
presented to tbe .,l.a.nned District R-eview .Authority. 

Alteration to it)!eet. furnitu~e and~other public improvemeu
within the distr~~t't; s.ball be su}Jjeel to review by tbe Boud. · 
unless delegated to.a planned dlatr.ict review authority. 

Where the Boa.x-4 hfl• designated a.a bl$tor'-c district wbi~ iS· 
not also a pla,;nn.ed district. the Boar:ct will' assume sole, 
responsibility" fe.t review ot prtpoi:H!d al teratich to strUc.wres 
or sites. · · 

.. . A ttachmertt a. 
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The Board will determine upon designation ot a district 
those features and characteristics deemed essential to the 
maintenance of the district's arhitectural and/or historic 
int.egrity. Appro\ral of proposed projects would be contingent 
upon their compatibility with this integrity. · 

The Board will request through the City Manager and the 
Planning Director, the participation of the Departments of 
Planning,.Property,· Engineering and Development, and Trans
portation and other departments as appropriate to assist in 
the preparation of a Historic District. 

Upon designation of a District, the Board will request that 
actions of these Departments which would affect a Historic 
.District, including propo~ed chan~es in land uie, chantes in 
traffic patterns and street closings, be forwarded to the 
Board for review. 

HISTORIC DISTRICT CRITERIA •. 

The following criteria shall be utilized in determining the 
significance of an .area proposed for district designation: 

1. 

2. 

3. 

4. 

An area ·associated with groups of existing or former 
residents who, because of their common employment or 
heritage have contributed signific.antly to the City's 
development. Such an area will usually contain. structures 
of architectural interest identified wi~h common heritage 
and traditional functions. 

An area or district associated with a traditional 
activity, such as a ce~tral market, an educational or 
transportation facility, wharves, or warehousing. Such· 
an area may also be remarkable for the particular. 
architectural styles or method of construction associated 
with its original or tradit~onal activity. Often, a 
traditional activity has significantly shaped the. 
history of the community which it served add.ing to its. 
historic significance. If the traditional function 
exists in the present, it ·serves to illustrate the 
similarities and differences between past a~d preseb~. 

A district which was once representative df common 
existence during a specific historic era but is now 
rare or unusual. Such as: an example of architecture, 
~rtistry, or design once common, now rare; a· function 
or use once common, now rare • 

Neighborhoods or Districts illustrating the ·progressive 
development.of style and changes in architectural and 
cultural taste. ·· · 

Attachment 2 
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5. Districts :tllustr~a.ting the developtaent of .. coherent Cir 
consistent p·l'a:,.nis;tg and design·, .o:t innovations in· 
planning. pbilosopby. · · 

. ' . . , 
6. : . Distrie*s' whi'Ch 11l~~t.rat~. the applt~at~on of improved 

and mech~l;lic-.1 t~niques· of ·construction, ·and innavat·tons · 
in tlle·.use ot 111ater.ials an'd · their.··adopt:f.oa in a new 

7.: 

• < 

region. · ·· ·· · : · · ·. · 

Districts. whlcb-~11ustrat• the develo,iaeat of· public:.;· 
works aau:l <~ther s.tgnifica.ltt eagtneet'ing achievemen:t:s• 
During allhis:torieal perieds-struetural aspects ba,. 
been importaat, but .after c.lB.$0,· sy$tems. or construetiOi'l 

•• 

• 

e~p-loyill' ;steel'::and masonry constribtited gX"eatly to 'the 
eyoluti;on:O'f, co~rclal,: i.Jtdustrtal •.. and public bu~lclt,.gs 
and therefo~e ta.ke a· large part in the study •of arciQ,~ure . 
of late period$.. :. · · 

8. Districts which illustrat• ·the details of daily livlag· 
during a previous period.... Eq,t111»aent or D'l&chanlcal· 

.. devices aucb as .call bellt:;, s~king tubes, "dumbwaitm, 
. : fans siad.lar systems are ,examples; · · · 

..... .I ' ....,., 
. ') 

9. Distri~ts \Yhich illustrate t.b(! evolo.t:'ion ot an·· indUtlfoial '··~" 
~, . era . and tt$~ effect ·on hu~ity. . Exampl·es iliciude · 

.,. ... ::.company :t~s •. gasworks •. factol:ies, 'manufacturing 
processe$; .lncf nt-.rketing: de'*leloptaents~ .. Aspect~ of ·· .. 
the~.e wb~t.:Ji have- ·be~n 1n$tru1Deiltal ~in c~~&Jllg: .. modes .. f. 
work, &1--t•r:l.ng workfng c~itioas, _imp~oy:lnt:<l.ivinc .... 
standards. and: generally affecting :tile· soc;ial order: .,. 
also ·maa.iftJst·· significance.. . 1-: .•. '... . .:··:: · -:-· ' .. .. ; ... . . .. . . ; . . . ' . ,···. ' . . . .. ~:; .. . -~?~:: .;:··.:~ ;.;::: . ... . . . . 

· 10. ,Examples ot wo:rkmans~_il), c:ratts~~~~lht~':,~~!.t:ry, ~ · .. 
···.: '· des.ign '\fld . .clJ:o. ~ld to.day; be eco~~ea:t~t':.~nJ.-.~~.ible<· or 

. , difficult to.:teproduce ad/..or are of.benefit· .. to the .. 
. ·i cont~nry .rcommunity as. ,s:itnlficut" ··reminders oi tile 

'past; · ~· · . ·. . .. (c;.: ; ... · .. 4 ~ 

· .. 

11. Buil41~g~tto.pings where'·~be sianif!oa\te~ :~.riJ;·~~ce 
of tae' iad,.'d.ciual. structllrea is increased because '<tf • 
thei~ · rel•'tion•h!p to ·a .. lroJJpin& or roW' of. ot.ber stptticant 
st r~ctu~ t ,;b,.clr •may . or mv ~not be of . a s{in~lar per~o4 
of desi-Cu st71e. . ·:~·;'" - · · · · 

; ~ ... .... 

. . ,_ - . - ~ 

12. Distrteis ot quality buildings ·or ~tte~ ,· ~!~en m.aa up 
of. indi:vidtl&).landmark st~ctu~s .~upport.ed by ot~Jer· 
structures. of somewhat J.esser imp()rtance. Such dis.icts 
are noraallJ easily deflb.ableandltavea: signific~u 
over• and a;bove the sum, Qf the values of eacb historic.:. 

.· 
.,.. .. 

site because of . the total bistorie·environment. · . . . . . - . - . . . 
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The Secretary of the Interior's 

Standards for 
Rehabilitation 
and Guidelines for 
Rehabilitating Historic Buildings 

U.S. Department of the Interior 
National Park Service 
Preservation Assistance Division 
Washington, D.C. 
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The Secretary of the Interior's Standards for Historic Preservation 
Projects with Guidelines for Applying the Standards were initially writ-' 
ten in 1976 b.y W. Brown Morton Ill and Gary L. Hume. The Guidelines 
for Rehabilitating Historic Buildings were revised and expanded in 1983 
by Gary L. Hume and Kay D. Weeks. The Standards for Rehabilitation 
were revised in 1990 following a public commenting period. It should be 
noted that the minor revisions to the Standards for Rehabilitation will 
not affect their application so that a project which was previously ac
ceptable would continue to be acceptable. 
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INTRODUCTION 

The Secretary of the Interior is responsible for establishing standards for all program under Departmental authority and for advising Federal agencies on 
the preservation of historic properties listed or eligible for listing in the National Register of Historic Places. In partial fulfillment of this rt>sponsibility, 
the Secretary of the Interior's Standards for Historic Preservation Projects have been developed to guide work undertaken on historic buildings-there 
are separate standards for acquisition, protection, stabilization, preservation, rehabilitation, restoration, and reconstruction. The Standards for 
Rehabilitation (codified in 36 CFR 67) comprise that section of the overall preservation project standards and addresses the most prevalent treatment. 
"Rehabilitation" is defined as "the process of returning a property to a state of utility, through repair or alteration, which makes possible an efficient 
contemporary use while preserving those portions and features of the property which are significant to its historic, architectural, and cultural values." 

Initially developed by the Secretary of the Interior to determine the appropriateness of proposed project work on registered properties within the Hi!ltoric 
Preservation Fund grant·in·aid program, the Standards for Rehabilitation have been widely used over the years-particularly to determine if a rehabili· 
tation qualifies as a Certified Rehabilitation for Federal tax purposes. In addition, the Standards have guided Federal agencies in carrying out their 
historic preservation responsibilities for properties in Federal ownership or control; and State and local officials in reviewing both Federal and non federal 
rehabilitation proposals. They have also been adopted by historic district and planning commissions across the country. 

The intent of the Standards is to assist the long-term preservation of a property's significance through the preservation of historic materials and features. 
The Standards pertain to historic buildings of all materials, construction types, sizes, and occupancy and encompass the exterior and interior of the 
buildings: They also encompass related landscape features and the building's site and environment, as well as attached, adjacent, or related new 
construction. To be certified for Federal tax purposes, a rehabilitation project must be determined by the Secretary to be consistent with the historic 
character of the structure(s), and where applicable, the district in which it is located. 
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THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION 

The following Standards are to be applied to specific rehabilitation projects in a reasonable manner, taking into consideration economic ar.d technical 
feasibility. 

(1) A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the defining cfutracteristics ofthe 
building and its site and environment. 

(2) The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and spaces that 
characterize a property shall be avoided. 

(3) Each property shall be recognized as a physical record of its time, place, and use. Changes that create a false sense of historical development, such 
as adding conjectural features or architectural elements from other buildings, shall not be undertaken. 

(4) Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and preserved. 

(S) Distinctive features, fmishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be preserved. 

(6) Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration requires replacement of a distinctive 
feature, the new feature shall match the old in design, color, texture, and other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or pictorial evidence. 

(7) Chemical or physical treatments, such as sandblasting.. that cause damage to historic materials shall not be used. The surface cleaning of struc
tures, if appropriate, shall be undertaken using the gentlest means possible. 

(8) Significant archeological resources affected by a project shall be protected and preserved. If such resources must be disturbed, mitigation meas· 
ures shall be undertaken. 

(9) New additions, exterior alterations, or related new construction shall not destroy historic materials that characterize the property. The new work 
shall be differentiated from the old and shall be compatible with the massing.. size, scale, and architectural features to protect the historic integrity of · 
the property and its environment. 

(10) New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in thefuture, the essential form 
and integrity of the historic property and its environment would be unimpaired. 
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As stated in the definition, the treatment "rehabilitation" assumes that at least some repair or alteration of the historic building will be needed in order to 
provide for an efficient contemporary use; however, these repairs and alteration must not damage or destroy materials, features or finishes that are 
important in defining the building's historic character. For example, certain treatments-if improperly applied-may cause or accelerate physical dete-
rioration of historic building. This can include using improper repainting or exterior masonry cleaning techniques, or introducing insulation that · 
damages historic fabric. In almost all of these situations, use of these materials and treatments will result in a project that does not meet the Standards. 
Similarly, exterior additions that duplicate the form, material, and detailing of the structure to the extent that they compromise the historic character of 
the structure will fail to meet the Standards. 

Technical Guidance Publications 

The National Park Service, U.S. Department of the Interior, conducts a variety of activities to guide Federal agencies, States, and the general puhlic in 
historic preservation project work. In addition to establishing standards and guidelines, the Service develops, publisht.>s, and distributes technical. 
information on appropriate preservation treatments, including Pn.'Servation Briefs, case studies, and Preservation Tech Notes. 

A Catalog of Historic Preservation Publications with stock numbers, prices, and ordering information may be obtained by writing: Preservation Assis
tance Division, Technical Preservation Services, P.O. Box 37127, Washington, D.C. 20013-7127. 
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GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS 

The Guidelines were initially developed in 1977 to help property owners, developers, and Federal managers apply the Secretary of the In
terior's "Standards for Rehabilitation" during the project planning stage by providing general design and technical recommendations. Unlike 
the Standards, the Guidelines are not codified as program requirements. Together with the "Standards for Rehabilitation" they provide a 
model process for owners, developers, and. Federal agency managers to follow. 

It should be noted at the outset that the Guidelines are intended to assist in applying the Standards to projects generally; consequently, they 
are not meant to give case-specific advice or address exceptions or rare instances. For example, they cannot tell an owner or developer which 
features of their own historic building are important in defining the historic character and must be preserved-although examples are provid
ed in each section-or which features could be altered, if necessary, for the new use. This kind of careful case-by-case decisionmakirig is best 
accomplished by seeking assistance from qualified historic preservation professionals in the planning stage of the project. Such professionals 
include architects, architectural historians, historians, archeologists, and others who are skilled in the preservation, rehabilitation, and 
restoration of historic properties. 

The Guidelines pertain to historic buildings of all sizes, materials, occupancy, and construction types; and apply to interior and exterior work 
as well as new exterior additions. Those approaches, treatments, and techniques that are consistent with the Secretary of the Interior's 
"Standards for Rehabilitation" are listed in the "Recommended" column on the left; those approaches, treatments, and techniques which 
could adversely affect a building's historic character are listed in the "Not Recommended" column on the right. 

To provide clear and consistent guidance for owners, developers, and federal agency managers to follow, the "Recommended" courses of ac
tion in each section are listed in order of historic preservation concerns so that a rehabilitation project may be successfully planned and com
pleted-one that, first, assures the preservation of a building's important or "character-defining" architectural materials and features and, 
second, makes possible an efficient contemporary use. Rehabilitation guidance in each section begins with protection and maintenance, that 
work which should be maximized in every project to enhance overall preservation goals. Next, where some deterioration is present, repair of. 
the building's historic materials and features is recommended. Finally, when deterioration is so extensive that repair is not possible, the most 
problematic area of work is considered: replacement of historic materials and features with new materials. 

To further guide the owner and developer in planning a successful rehabilitation project, those complex design issues dealing with new use re
quirements such as alterations and additions are highlighted at the end of each section to underscore the need for particular sensitivity in these 
areas. 

Identify, Retain, and Preserve . 
The guidance that is basic to the treatment of all historic buildings-Identifying, retaining, and pre•ervlng the form and detailing of 
those architectural materials and features that are important in defining the historic character-is always listed first in the "Recommended" 
column. The parallel "Not Recommended" column lists the types of actions that are most apt to cause the diminution or even loss of the 
building's historic character. It should be remembered, however, that such loss of character is just as often caused by the cumulative effect of 

8 

// 

.. 

.-

.. 

" 



// 

a series of actions that would seem to be minor interventions. Thus, the guidance in all of the "Not Recommended" columns must be viewed 
in that larger context, e.g., for the total impact on a historic building. 

Protect and Maintain 
After identifying those materials and features that are important and must be retained in the process of rehabilitation work, then protecting 
and maintaining them are .addressed. Protection generally involves the least degree of intervention and is preparatory to other work. For 
example, protection includes the maintenance of historic material through treatments such as rust removal, caulking, limited paint removal, 
and re-application of protective coatings; the cyclical cleaning of roof gutter systems; or installation of fencing, protective plywood, alarm 
systems and other temporary protective measures. Although a historic building will usually require more extensive work, an overall evalua
tion of its physical condition should always begin at this leveL 

Repair 
Next, when the physical condition of character-defining materials and features warrants additional work repairing is recommended. 
Guidance for the repair of historic materials such as masonry, wood, and architectural metals again begins with the least degree of interven
tion possible such as patching, piecing-in, splicing, consolidating, or otherwise reinforcing or upgrading them according to recognized preser
vation methods. Repairing also includes the limited replacement in kind-or with compatible substitute material-of extensively deteriorated 
or missing parts of features when there are surviving prototypes (for example, brackets, dentils, steps, plaster, or portions of slate or tile roof
ing). Although using the same kind of material is always the preferred option, substitute material is acceptable if the form and design as well 
as the substitute material itself convey the vi$ual appearance of the remaining parts of the feature and finish. 

Replace 
Following repair in the hierarchy, guidance is provided for replaCing an entire character-defining feature with new material because the level 
of deterioration or damage of materials precludes repair (for example, an exterior cornice; an interior staircase; or a complete porch or 
storefront). If the essential form and detailing are still evident so that the physical evidence can be used to re-establish the feature as an in
tegral part of the rehabilitation project, then its replacement is appropriate. Like the guidance for repair, the preferred option is always 
replacement of the entire feature in kind, that is, with the same material. Because this approach may not always be technically or economical
ly feasible, provisions are made to consider the use of a compatible substitute material. 

It should be noted that, while the National Park Service guidelines recommend the replacement of an entire character-defining feature under 
certain well-defined circumstances, they never recommend removal and replacement with new material of a feature that-although damaged 
or deteriorated-could reasonably be repaired and thus preserved. 

Design for Missing Historic Features 
When an entire interior or exterior feature is missing (for example, an entrance, or cast iron facade; or a principal staircase), it no longer plays 
a role in physically defining the historic character of the building unless it can be accurately recovered in form and detailing through the proc-
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ess of carefully documenting the historical appearance. Where an important architectural feature is missing, its recovery is always 'recom
mended in the guidelines as the first or preferred, course of action. Thus, if adequate historical, pictorial, and physical documentation exists 
so that the feature may be accurately reproduced, and if it is desireable to re-establish the feature as part of the building's historical ap
pearance, then designing and constructing a new feature based on such information is appropriate. However, a second acceptable option for 
the replacement feature is a new design that is compatible with the remaining character-defining features of the historic building. The new 
design should always take into account the size, scale, and material of the historic building itself and, most importantly, should be dearly dif
ferentiated so that a false historical appearance is not created. 

Alterations/ Additions to Historic Buildings • 
Some exterior and interior alterations to the historic building are generally needed to assure its continued use, but it is most important that 
such alterations do not radically change, obscure, or destroy character-defining spaces, materials, fea~ures, or finishes. Alterations may in
clude providing additional parking space on an existing historic building site; cutting new entrances or windows on secondary elevations; in
serting an additional floor; installing an entirely new mechanical system; or creating an atrium or light well. Alteration may also include the 
selective removal of buildings or other features of the environment or building site that are intrusive and therefore detract from the overall 
historic character. 

The construction of an exterior addition to a historic building may seem to be essential for the new use, but it is emphasized in the guidelines 
that such new additions should be avoided, if possible, and considered only after it is determined that those needs cannot be met by altering 
secondary, i.e., non character-defining interior spaces. If, after a thorough evaluation of interior solutions, an exterior addition is still judged 
to be. the only viable alternative, it should be designed and constructed to be dearly differentiated from the historic building and so that the 
character-defining features are not radically changed, obscured, damaged, or destroyed. 

Additions to historic buildings are referenced within specific sections of the guidelines such as Site, Roof, Structural Systems, etc., but are 
also considered in more detail in a separate section, NEW ADDITIONS TO HISTORIC BUILDINGS. 

Health and Safety Code Requirements; Energy Retrofitting 
These sections of the rehabilitation guidance address work done to meet health and safety code requirements (for example, providing barrier
free access to historic buildings); or retrofitting measures to cons.erve energy (for example, installing solar collectors in an unobtrusive loca
tion on the site). Although this work is quite often an important aspect of rehabilitation projects, it is usually not part of the overall process of 
protecting or repairing character-defining features; rather, such work is assessed for its potential negative impact on the building's historic 
character. For this reason, particular care must be taken not to radically change, obscure, damage, or destroy character-defining materials or 
features in the process of rehabilitation work to meet code and energy requirements. 
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Specific information on rehabilitation and preservation technology may be obtained by writing to the National Park Service, at the addresses 
listed below: 

Preservation Assistance Division 
National Park Service 
P.O. Box 37127 
Washington, D.C. 20013-7127 

National Historic Preservation 
Programs 

Western Regional Office 
National Park Service 
450 Golden Gate Ave. 
Box 36063 
San Francisco, CA 94102 

Division of Cultural Resources 
Rocky Mountain Regional Office 
National Park Service 
655 Parfet St. 
P.O. Box 25287 
Denver, CO 80225 

Preservation Services Division 
Southeast Regional Office 
National Park Service 
75 Spring St. SW., Room 1140 
Atlanta, GA 30303 

Office of Cultural Programs 
Mid-Atlantic Regional Office 
National Park Service 
Second and Ch.:stnut Streets 
Philadelphia, PA 19106 

Cultural Resources Division 
Alaska Regional Office 
National Park Service 
2525 Gambell St. 
Anchorage, AK 99503 
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BUILDING EXTERIOR 

Masonry: Brick. stone, terra. 
cotta, concrete, adobe, 
stucco and mortar 

Masonry features (such as brick cornices and door pediments, stone window architraves, terra 
cotta brackets and railings) as well as masonry surfaces (modelling, tooling, bonding patterns, 
joint size, and color) may be important in defining the historic character of the building. It should 
be noted that while masonry is among the most durable of historic building materials, it is also the 
most susceptible to damage by improper maintenance or repair techniques and by harsh or 
abrasive cleaning methods. Most preservation guidance on masonry thus focuses on such concerns 
as cleaning and the process of repainting. 

Recommended 

Identifying_ retaining, and preserving masonry features that are im
portant in defining the overall historic character of the building 
such as walls, brackets, railings, cornices, window architraves, 
door pediments, steps, arid columns; and joint and unit size, tool
ing and bonding patterns, coatings, and color. 

Protecting and maintaining masonry by providing proper drainage 
so that water does not stand on flat, horizontal surfaces or ac
cumulate in curved decorative features. 

Cleaning masonry only when necessary to halt deterioration or 
remove heavy soiling. 
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Not Recommended 

Removing or radically changing masonry features which are impor
tant in defining the overall historic character of the building so 
that, as a result, the character is diminished. 

Replacing or rebuilding a major portion of exterior masonry walls 
that could be repaired so that, as a result, the building is no longer 
historic and is essentially new construction. 

Applying paint or other coatings such as stucco to masonry that 
has been historically unpainted or uncoated to create a new ap
pearance. 

Removing paint from historically painted masonry. 

Radically changing the type of paint or coating or its color. 

Failing to evaluate and treat the various causes of mortar joint 
deterioration such as leaking roofs or gutters, differential settle
ment of the building, capillary action, or extreme weather ex
posure. 

Cleaning masonry surfaces when they are not heavily soiled to 
create a new appearance, thus needlessly introducing chemicals or 
moisture into historic materials. 
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Masonry (continued) 

Recommended 

Carrying out masonry surface cleaning tests after it has been deter
mined that such cleaning is necessary. Tests should be observed 
over a sufficient period of time so that both the immediate effects 
and the long range effects are known to enable selection of the 
gentlest method possible. 

Cleaning masonry surfaces with the gentlest method possible, such 
as low pressure water and detergents, using natural bristle brushes. 

Inspecting painted masonry surfaces to determine whether repaint
ing is necessary. 

Removing damaged or deteriorated paint only to the next sound 
layer using the gentlest method possible (e.g., handscraping) prior 
to repainting. 

Applying compatible paint coating systems following proper sur
face preparation. 

Repainting with colors that are historically appropriate to the 
building and district. 

Not Recommended 

Cleaning masonry surfaces without testing or without sufficient 
time for the testing results to be of value. 

Sandblasting brick or stone surfaces using dry or wet grit or other 
abrasives. These methods of cleaning permanently erode the .sur
face of the material and accelerate deterioration. 

Using a cleaning method that involves water or liquid chemical 
solutions when there is any possibility of freezing temperatures. 

Cleaning with chemical products that will damage masonry, such 
as using acid on limestone or marble, or leaving chemicals on 
masonry surfaces. 

Applying high pressure water cleaning methods that will damage 
historic masonry and the mortar joints. 

Removing paint that is firmly adhering to, and thus protecting, 
masonry surfaces. 

Using methods of removing paint which are destructive to 
masonry, such as sandblasting, application of caustic solutions, or 
high pressure waterblasting. 

Failing to follow manufacturers' product and application instruc
tions when repainting masonry. 

Using new paint colors that are inappropriate to the historic 
building and district. 
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Masonry (continued) 

Recommended 

Evaluating the overall condition of the masonry to determine 
whether more than protection and maintenance are required, that 
is, if repairs to the masonry features will be necessary. 

Repairing masonry walls and other masonry features by repainting 
the mortar joints where there is evidence of deterioration such as 
disintegrating mortar, cracks in mortar joints, loose bricks, damp 
walls, or damaged plasterwork. 

Removing deteriorated mortar by carefully hand-raking the joints 
to avoid damaging the masonry. 

Duplicating old mortar in strength, composition, color, and tex
ture. 

Duplicating old mortar joints in width and in joint profile. 

Repairing stucco by removing the damaged material and patching 
with new stucco that duplicates the old in strength, composition, 
color, and texture. 

Using mud plaster as a surface coating over unfired, unstabilized 
adobe because the mud plaster will bond to the adobe. 

14 

Not Recommended 

Failing to undertake adequate measures to assure the preservation 
of masonry features. 

Removing nondeteriorated mortar from sound joints, then repaint
ing the entire building to achieve a uniform appearance. 

Using electric saws and hammers rather than hand tools to remove 
deteriorated mortar from joints prior to repainting. 

Repainting with mortar of high portland cement content (unless it 
is the content of the historic mortar). This can often create a bond 
that is stronger than the historic material and can cause damage as a 
result of the differing coefficient of expansion and the differing 
porosity of the material and the mortar. 

Repainting with a synthetic caulking compound. 

Using a "scrub" coating technique to repoint instead of traditional 
repainting methods. 

Changing the width or joint profile when repainting. 

Removing sound stucco; or repairing with new stucco that is 
stronger than the historic material or does not convey the same 
visual appearance. 

Applying cement stucco to unfired, unstabilized adobe. Because 
the cement stucco will not bond properly, moisture can become en
trapped between materials, resulting in accelerated deterioration of 
the adobe. 
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Masonry (continued) 

Recommended 

Repairing masonry features by patching, piecing-in, or con
solidating the masonry using recognized preservation methods. 
Repair may also include the limited replacement in kind-or with 
compatible substitute material-of those extensively deteriorated 
or missing parts of masonry features when there are surviving pro
totypes such as terra-cotta brackets or stone balusters. 

Applying new or non-historic surface treatments such as water
repellent coatings to masonry only after· repainting and only if 
masonry repairs have failed to arrest water penetration problems. 

Replacing in kind an entire masonry feature that is too deteriorated 
to repair-if the overall.form and detailing are still evident-using 
the physical evidence to guide the new work. Examples can include 
large sections of a wall, a cornice, balustrade, column, or stairway. 
If using the same kind of material is not technically or economically 
feasible, then a compatible substitute material may be considered. 

Not Recommended 

Replacing an entire masonry feature such as a cornice or balustrade 
when repair of the masonry and limited replacement of 
deteriorated or missing parts are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the masonry 
feature or that is physically or chemically incompatible. 

Applying waterproof, water-repellent, or non-historic coatings 
such as stucco to masonry as a substitute for repainting and 
masonry repairs. Coatings are frequently unnecessary, expensive, 
and may change the appearance of historic masonry as well as ac
celerate its deterioration. 

Removing a masonry feature that is unrepairable and not replacing 
it; or replacing it with a new feature that does not convey the same 
visual appearance. 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 

Creating a false historical appearance because the replaced 
masonry feature is based on insufficient historical, pictorial, and 
physical documentation. 

Introducing a new masonry feature that is incompatible in size, 
scale, material and color. 
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Wood: Clapboard, weather
board, shingles, and other 
wooden siding and 
decoratiJJe elements 

Because it can be easily shaped by sawing, planing, carving, and gouging, wood is the most com
monly used material for architectural features such as clapboards, cornices; brackets, en tablatures, 
shutters, columns and balustrades. These wooden features-both functional and decorative-may 
be important in defining the historic character of the building and thus their retention, protection, 
and repair are of particular importance in rehabilitation projects. 

Recommended 

Identifying, retaining, and preserving wood f•atures that are im
portant in defining the overall historic character of the building 
such as siding, cornices, brackets, window architraves, and door
way pediments; and their paints, finishes, and colors. 

Protecting and maintaining wood features by providing proper 
drainage so that water is not allowed to stand on flat, horizontal 
surfaces or accumulate in decorative features. 

16 

Not Recommended 

Removing or radically changing wood features which are impor- • 
tant in defining the overall historic character of the building so 
that, as a result, the character is diminished. · 

Removing a major portion of the historic wood from a facade in
stead of repairing or replacing only the deteriorated wood, then 
reconstructing the facade with new material in order to achieve a 
uniform or "improved" appearance. 

Radically changing the type of finish or its color or accent scheme 
so that the historic character of the exterior is diminished. 

Stripping historically painted surfaces to bare wood, then applying 
clear finishes or stains in order to create a "natural look." 

Stripping paint or varnish to bare wood rather than repairing or 
reapplying a special finish, i.e., a grained finish to an exterior wood 
feature such as a front door. 

Failing to identify, evaluate, and treat the causes of wood 
deterioration, including faulty flashing, leaking gutters, cracks and 
holes in siding, deteriorated caulking in joints and seams, plant 
material growing too close to wood surfaces, or insect or fungus in
festation. 
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Wood (continued) 

Recommended 

Applying chemical preservatives to wood features such as beam 
ends or outriggers that are exposed to decay hazards and are tradi
tionaily unpainted. 

Retaining coatings such as paint that help protect the wood from 
moisture and ultraviolet light. Paint removal should be considered 
only where there is paint surface deterioration and as part of an 
overall maintenance program which involves repainting or apply
ing other appropriate protective coatings. 

Inspecting painted wood surfaces to determine whether repainting 
is necessary or if cleaning is all that is required. 

Removing damaged or deteriorated paint to the next sound layer 
using the gentlest method possible (handscraping and 
handsanding), then repainting. 

Using with care electric hot-air guns on decorative wood features 
and electric heat plates on flat wood surfaces when paint is so 
deteriorated that total removal is necessary prior to repainting. 

Using chemical strippers primarily to supplement other methods 
such as handscraping, handsanding and the above-recommended 
thermal devices, Detachable wooden elements such as shutters, 
doors, and columns may-with the proper safeguards-be 
chemically dip-stripped. 

Applying compatible paint coating systems following proper sur
face preparation. 

Repainting with colors that are appropriate to the historic building 
and district. 

Not Recommended 

Using chemical preservatives such as creosote which can change the 
appearance of wood features unless they were used historically. 

Stripping paint or other coatings to reveal bare wood, thus expos
ing historically coated surfaces to the effects of accelerated 
weathering. 

Removing paint that is firmly adhering to, and thus, protecting 
wood surfaces. 

Using destructive paint removal methods such as a propane or 
butane torches, sandblasting or waterblasting. These methods can 
irreversibly damage historic woodwork. 

Using thermal devices improperly so that the historic woodwork is 
scorched. 

Failing to neutralize the wood thoroughly after using chemicals so 
that new paint does not adhere. 

Allowing detachable wood features to soak too long in a caustic 
solution so that the wood grain is r.sised and the surface roughened. 

Failing to follow manufacturers' product and application instruc
tions when repainting exterior woodwork. 

Using new colors that are inappropriate to the historic building or 
district. 
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Wood (continued) 

Recommended 

Evaluating the overall condition of the wood to detennine whether 
more than protection and maintenance are required, that is, if 
repairs to wood features will be necessary. 

Repairing wood features by patching, piecing-in, consolidating, or 
otherwise reinforcing the wood using recognized preservation 
methods. Repair may also include the limited replacement in 
kind-or with compatible substitute material-of those extensively 
deteriorated or missing parts of features where there are surviving 
prototypes such as brackets, moldings, or sections of siding. 

Replacing in kind an entire wood feature that is too deteriorated to 
repair-if the overall fonn and detailing are still evident-using the 
physical evidence to guide the new work. Examples of wood 
features include a cornice, entablature or balustrade. lf using the 
same kind of material is not technically or economically feasible, 
then a compatible substitute material may be considered. 

Not Recommended 

Failing to undertake adequate measures to assure the preservation 
of wood features. · 

Replacing an entire wood feature such as a cornice or wall when· 
repair of the wood and limited replacement of deteriorated or miss
ing parts are appropriate. 

Using substitute materials for the replacement part that does not 
convey the visual appearance of the surviving parts of the wood 
feature or that is physically or chemically incompatible. 

Removing an entire wood feature that is unrepairable and not 
replacing it; or replacing it with a new feature that does not convey 
the same visual appearance. 

The following work is highlighted because it represents the particularly complex technical or design aspects of rehabilitation projects and 
should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 
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Creating a false historic appearance because the replaced wood 
feature is based on insufficient historical. pictorial. and physical 
documentation. 

Introducing a new wood feature that is incompatible in size, scale, 
material, and color. 
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· Architectural Metals: Cast 
iron, steel, pressed tin, cop· 
per. aluminum, and zinc 

Architectural metal features-such as cast-iron facades, porches, and steps; sheet metal cornices, 
roofs. roof cresting and storefronts; and cast or rolled metal doors, window sash, entablatures, 
and hardware-are often highly decorative and may be important in defining the overall historic 
character of the building. Their retention, protection, and repair should be a prime consideration 
in rehabilitation projects. 

Recommended 

Identifying, retaining, and preserving architectural metal features 
such as columns, capitals, window hoods, or stairways that are im
portant in defining the overall historic character of the building; 
and their finishes and colors. 

Protecting and maintaining architectural metals from corrosion by 
providing proper drainage so that water does not stand on flat, 
horizontal surfaces or accumulate in curved, decorative features. 

Cleaning architectural metals, when. necessary, to remove corro
sion prior to repainting or applying other appropriate protective 
coatings. 

Not Recommended 

Removing or radically changing architectural metal features which 
are important in defining the overall historic character of the 
building so that, as a result, the character is diminished. 

Removing a major portion of the historic architectural metal from a 
facade instead of repairing or replacing only the deteriorated meta.l, 
ihen reconstructing the facade with new material in order to create 
a uniform, or "improved" appearance. 

Radically changing the type of finish or its historical color or accent 
scheme. 

Failing to identify, evaluate, and treat the causes of corrosion, such 
as moisture from leaking roofs or gutters. 

Placing incompatible metals together without providing a reliable 
separation material. Such incompatibility can result in galvanic 
corrosion of the less noble metal. e.g., copper will corrode cast 
iron, steel, tin, and aluminum. 

Exposing metals which were intended to be protected from the en
vironment. 

Applying paint or other coatings to metals such as copper, bronze, 
or stainless steel that were meant to be exposed. 
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Architectural Metals (continued) 

Recommended 

Identifying the particular type of metal prior to any cleaning pro
cedure and then testing to assure that the gentlest cleaning method 
possible is selected or determining that cleaning is inappropriate for 
the particular metal. 

Cleaning soft metals such as lead, lin, copper, terneplate, and zinc 
with appropriate chemical methods because their finishes can be 
easily abraded by blasting methods. 

Using the gentlest cleaning methods for cast iron, wrought iron, 
and steel-hard metals-in order to remove paint buildup and cor
rosion. If handscraping and wire brushing have proven ineffective, 
low pressure dry grit blasting may be. used as long as it does not 
abrade or damage the surface. 

Applying appropriate paint or other coating systems after cleaning 
in order to decrease the corrosion rate of metals or alloys. 

Repainting with colors that are appropriate to the historic building 
or district. 

Applying an appropriate protective coating such as lacquer to an 
architectural metal feature such as a bronze door which is subject to 
heavy pedestrian use. 

Evaluating the overall condition of the architectural metals to 
determine whether more than protection and maintenance are re
quired, that is, if repairs to features will be necessary. 
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Not Recommended 

Using cleaning methods which alter or damage the historic color, 
texture, and finish of the metal; or cleaning when it is inappropriate 
for the metal. 

Removing the patina of historic metal. The patina may be a protec
tive coating on some metals, such as bronze or copper, as well as a 
significant historic finish. 

Cleaning soft metals such as lead, tin, copper, terneplate, and zinc 
with grit blasting which will abrade the surface of the metal. 

Failing to employ gentler methods prior to abrasively cleaning cast 
iron, wrought iron or steel; or using high pressure grit blasting. 

Failing to re-apply protective coating systems to metals or alloys 
that require them after cleaning so that accelerated corrosion oc
curs. 

Using new colors that are inappropriate to the historic building or 
district. 

Failing to assess pedestrian use or new ac;cess patterns so that arch
itectural metal features are subject to damage by use or in
appropriate maintenance such as salting adjacent sidewalks. 

Failing to undertake adequate measures to assure the preservation 
of architectural metal features. 
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Architectural Metals (continued) 

Recommended 

Repairing architectual metal features by patching, splicing, or 
otherwise reinforcing the metal following recognized preservation 
methods. Repairs may also include the limited replacement in 
kind-or with a compatible substitute material-of those exten
sively deteriorated or missing parts of features when there are sur
viving prototypes such as porch balusters, column capitals or 
bases; or porch cresting. 

Replacing in kind an entire architectural metal feature that is too 
deteriorated to repair-if the overall form and detailing are still 
evident-using the physical evidence to guide the new work. Ex
amples could include cast iron porch steps or steel sash windows. If 
using the same kind of material is not technically or economically 
feasible, then a compatible substitute material may be considered. 

Not Recommended 

Replacing an entire architectural metal feature such as a column or 
a balustrade when repair of the metal and limited replacement of 
deteriorated or missing parts are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the architec* 
tural metal feature or that is physically or chemically incompatible. 

Removing an architectural metal feature that is unrepairable and 
not replacing it; or replacing it with a new architectural metal 
feature that does not convey the same visual appearance. 

The following work is highlighted to indicate that it represents the particularly complex technical or' design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. · 

Design for Missing Historic Features 

Deslg'fu~~ and installing a new architectural metal feature 
• such. as a sheet metal cornice or cast iron capital when the 
· historic feature is completely missing. It may be an accurate 

· . resto.ration using historical, pictorial. and physical documen
.tation; or be a.new design that is compatible with the size, 
· scale ... material, .and color of the historic building. 
,-.,_ ,.;",__~:-·.;:;.:_~·:).;\~·: __ , ~ .. __ : ' .; -. ' :-:' ·- : 

Creating a false historic appearance because the replaced architec
tural metal feature is based on insufficient historical, pictorial. and 
physical documentation. 

Introducing a new architectural metal feature that is incompatible 
in size, scale, material, and color. 
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Roofs The roof-with its shape; features such as cresting, dormers, cupolas, and chimneys; and the size, 
color, and patterning of the roofing material-can be extremely important in defining the 
building's overall historic character. In addition to the design role it plays, a weathertight roof is 
essential to the preservation of the entire structure; thus, protecting and repairing the roof as a 
"cover" is a critical aspect of every rehabilitation project. 

Recommended 

Identifying, retaining, and preserving roofs-and their functional 
and decorative features-that are important in defining the overall 
historic character of the building. This includes the roof's shape, 
such as hipped, gambrel, and mansard; decorative features such as 
cupolas, cresting, chimneys, and weathervanes; and roofing 
material such as slate, wood, clay tile, and metal, as well as its size, 
color, and patterning. 

Protecting and maintaining a roof by cleaning the gutters and 
downspouts and replacing deteriorated flashing. Roof sheathing 
should also be checked for proper venting to prevent moisture con· 
densation and water penetration; and to insure that materials are 
free from insect infestation. 

Proyiding adequate anchorage for roofing material to guard against 
wind damage and moisture penetration. 
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Not Recommended 

Radically changing, damaging, or destroying roofs which are im
portant in defining the overall historic character of the building so 
that, as a result, the character is diminished. 

Removing a major portion of the roof or roofing material that is 
repairable, then reconstructing it with new material in order to 
create a uniform, or "improved" appearance. 

Changing the configuration of a roof by adding new features such 
as dormer windows, vents, or skylights so that the historic 
character is diminished. 

Stripping the roof of sound historic material such as slate, clay tile, 
wood, and architectural metal. 

Applying paint or other coatings to roofing material which has 
been historically uncoated. 

Failing to clean and maintain gutters and downspouts properly so 
that water and debris co.llect and cause damage to roof fasteners, 
sheathing, and the underlying structure. 

Allowing roof fasteners, such as nails and clips to corrode so that 
roofing material is subject to accelerated deterioration. 
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Roof (continued) 

Recommended 

Protecting a leaking roof with plywood and building paper until it 
can be properly repaired. 

Repairing a roof by reinforcing the historic materials which com
prise roof features. Repairs will also generally include the limited 
replacement in kind-or with compatible substitute material-of 
those extensively deteriorated or missing parts of features when 
there are surviving prototypes such as cupola louvers, dentils, 
dormer roofing; or slates, tiles, or wood shingles on a main roof. 

Replacing in kind an entire feature of the roof that is too 
deteriorated to repair-if the overall form and detailing are still 
evidence-using the physical evidence to guide the new work. Ex
amples can include a large section of roofing, or a dormer or 
chimney. If using the same kind of material is not technically or 
economically feasible, then a compatible substitute material may 
be considered. 

Not Recommended 

Permitting a leaking roof to remain unprotected so that accelerated 
deterioration of historic building materials-masonry, wood, 
plaster, paint and structural members-occurs. 

Replacing an entire roof feature such as a cupola or dormer when 
repair of the historic materials and limited replacement of 
deteriorated or missing parts are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the roof or 
that is physically or chemically incompatible. 

Removing a feature of the roof that is unrepairable, such as a 
chimney or dormer, and not replacing it; or replacing it with a new 
feature that does not convey the same visual appearance. 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 

'j"~;~i~~:a~d .. constrUcting a ne~ feat~re when the historic 
. feature is completely missing, such as a chimney or cupola. It 

;c: may be an accurate restoration using historical; pictorial and 
f~'physiC:aJ dOcumentation; or, be a 'new. design that is compati
~{.:r; ble · Wlth ~,~e size,rscale, material, and color of the historic 
~~~~~~1l,i;~:i~..:'~/·' ' . . . '· . . . . : 

Creating a false historical appearance because the replaced feature 
is based on insufficient historical, pictorial, and physical documen· 
tation. 

Introducing a new roof feature that is incompatible in size, scale, 
material, and color. 
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Roof (continued) 

Recommended 

Alterations/ Additions for the New Use 

Installing mechanical and service equiPment on the roof such. 
as air conditioning, transformers, or so Jar collectors when re
quired for the new use so that they are inconspicuous from 

. the public right-of-way and do not damage or obscure char-
acter-defining features. • 

Designing additions to roofs. such as residential, office, or 
storage spaces; elevator housing; ·decks and terraces; or 

- donners or skylights when required by the new use $o that 
they are inCOJ\Spicuous from the public right-of-way and do 
no~ ~mage or obscure character-defining features. 

' . 
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Not Recommended 

Installing mechanical or service equipment so that it damages or 
obscures character-defining features; or is conspicuous from the 
public right-of-way. 

Radically changing a character-defining roof shape or damaging or 
destroying character-defining roofing material as a result of incom
patible design or improper installation techniques. 
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Windows A highly decorative window with an unusual shape, or glazing pattern, or color is most likely iden
tified immediately as a character-defining feature of the building. It is far more diFficult, however, 
to assess the importance of repeated windows on a facade, particularly if they are individually sim
ple in design and material, such as the large, multi-paned sash of many industrial buildings. 
Because rehabilitation projects frequently include proposals to replace window sash or even entire 
windows to improve thermal efficiency or to create a new appearance, it is essential that their con
tribution to the overall historic character of the building be assessed together with their physical 
condition before specific repair or replacement work is undertaken. 

Recommended 

Identifying, retaining, and preserving windows-and their func
tional and decorative features-that are important in defining the 
overall historic character of the building. Such features can include 
frames, sash, muntins, glazing, sills, heads, hoodmolds, panelled or 
decorated jambs and moldings, and interior and exterior shutters 
and blinds. 

Protecting and maintaining the wood and architectural metal 
which comprise the window frame, sash, muntins,. and surrounds 
through appropriate surface treatments such as cleaning, rust 
removal, limited paint removal, and re-application of protective 
coating systems. 

Not Recommended 

Removing or radically changing windows which are important iri 
defining the overall historic character of the building so that, as a 
result, the character is diminished. 

Changing the number, location, size or glazing pattern of windows, 
through cutting new openings, blocking-in windows, and installing 
replacement sash which does not fit the historic window opening. 

Changing the historic appearance of windows through the use of 
inappropriate designs, materials, finishes, or colors which radically 
change the sash, depth of reveal, and muntin configuration; the 
reflectivity and color of the glazing; or the appearance of the frame. 

Obscuring historic window trim with metal or other material. 

Stripping windows of historic material such as wood, iron, cast 
iron, and bronze. 

Failing to provide adequate protection of materials on a cyclical 
basis so that deterioration of the windows results. 
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Windows (continued) 
Recommended 

Making windows weathertight by recaulking and replacing or in
stalling weatherstripping. These actions also improve thermal effi
ciency. 

Evaluating the overall condition of materials to determine whether 
more than protection and maintenance are required, i.e. if repairs 
to windows.imd window features will be required. 

Repairing window frames and sash by patching, splicing, con· 
solidating or otherwise reinforcing. Such repair may also include 
replacement in kind of those parts that are either extensively 
deteriorated or are missing when there are surviving prototypes 
such as architraves, hoodmolds, sash, sills, and interior or exterior 
shutters and blinds. 

Replacing in kind an entire window that is too deteriorated to 
repair-if the overall form and detailing are still evident-using the 
physical evidence to guide the new work. If using the same kind of 
material is not technically or economically feasible, then a compati· 
ble substitute material may be considered. 

Not Recommended 

Retrofitting or replacing windows rather than maintaining the sash, 
frame, and glazing. 

Failing to undertake adequate measures to assure the preservation 
of historic windows. 

Replacing an entire window when repair of materials and limited 
replacement of deteriorated or missing parts are appropriate. 

Failing to reuse serviceable window hardware such as brass lifts and 
sash locks. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the window 
or that is physically or chemically incompatible. 

Removing a character-defining window that is unrepairable and 
blocking it in; or replacing it with a new window that does not con
vey the same visual appearance. 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 

26 

Designing and installing new win4ows when the historic win
dows (lrame,.S.ash and glazing) are ~ompletely missing.'The · 
repla~ement y.<indoW.·may be an .accurate restoration using 
historical.')ictorial,: and_physical documentation; or be a 
new design that is compatible with the window openings and 
the historic character of the building. 

Creating a false historical appearance because the replaced window 
is based on insufficient historical, pictorial. and physical documen
tation. 

Introducing a new design that is incompatible with the historic 
character of the building. 
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Windows (continued) 

Recommended 

Alterations/ Additions for the New Use 
.. ·.·;:.·:_: ... :;·~!.).~t·-~:(·.:'.:·:.~ ·: . . . : ~-·> 
<]:Desigrung'and"installing additional ~indows. on rear:.ori 
. ;~:i~oth~.:fion chatacter:defining elevations if required by )lie' .. 
~~;~ne\'11. ~e.;;New, windows openings may also be .cut into.· ex-· 
:;;~"posed Pa,rty walls. ·such design should be compatible with 
:;' (:l;th(.overall design of the building, but not duplicate the 
:~:>-fenestration. pattern and'detailing of a character-defining':· 

.;~~~;~;~-}~~;;{/-·/ :<~ .··:·~~-~~.- -~~:· :·;;' :. : .. ~ .. \,: .. ;· ~:·-V·-1:?~::!· 
: ;~:!Proylding'a setback In the desigri'of dropped ceilings when' 
·;-.:.'.they are 'requiied. fo_r the .new use to allow for.the·'ful!.heigh( 
· .u··ofthe 'window openings· •-"--r· •, 'c''.:i '' ·' :···~. · · ,--.. • .·,•:·~. · 
. "".,·~:- ··~·-. •.· ::· :.'~- - ., . _. •.;r •"·. '·-... -·,·'·· _; "' : • ' - J' 

Not Recommended 

Installing new windows, including frames, sash, and muntin con
figuration that are incompatible with the building's historic ap
pearance or obscure, damage; or destroy character-defining 
features. 

Inserting new floors or furred-down ceilings which cut across the 
glazed areas of windows so that the exterior form and appearance 
of the windows are changed . 
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Entrances 
and Porches 

Entrances and porches are quite often the focus of historic buildings, particularly when they occur 
on primary elevations. Together with their functional and decorative features such as doors, steps, 
balustrades, pilasters, and entablatures, they can be extremely important in defining the overall 
historic character of a building. Their rctcnti<m, protection, and repair should c:~lways be carefully 
considered when planning rehabilitation work. 

Recommended 

Identifying, retaining, and preserving entrances-and their func
tional and decorative features-that are important in defining the 
overall historic character of the building such as doors, fanlights, 
sidelights, pilasters, entablatures, columns, balustrades, and stairs. 

Protecting and maintaining the masonry, wood, and architectural 
metal that comprise entrances and porches through appropriate 
surface treatments such as cleaning, rust removal, limited paint 
removal, and re-application of protective coating systems. 

Evaluating the overall condition of materials to determine whether 
more than protection and maintenance are required, that is, if 
repairs to entrance and porch features will be necessary. 

28 

Not Recommended 

Removing or radically changing entrances and porches which are 
important in defining the overall historic character of the building 
so that, as a result, the character is dimini!<hed. 

Stripping entrances and porches of historic material such as wood, 
iron, cast iron, terra cotta, tile and brick. 

Removing an entrance or porch because the building has been re
oriented to accommodate a new use. 

Cutting new entrances on a primary elevation. 

Altering utilitarian or service entrances so they appear to be formal 
entrances by adding panelled doors, fanlights, and sidelights. 

Failing to provide adequate protection to materials on a cyclical 
basis so that deterioration of entrances and porches results. 

Failing to undertake adequate measures to assure the preservation 
of historic entrances and porches. 
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Entrances and Porches (continued) 

Recommended 

Repairing entrances and porches by reinforcing the historic 
materials. Repair will abo generally include the limited replacement 
in kind-or with compatible substitute material-of those exten
sively deteriorated or missing parts of repeated features where there 
are surviving prototypes such as balustrades, cornices. en
tablatures, columns, sidelights, and stairs. 

Replacing in kind an entire entrance or porch that is too 
deteriorated to repair-if the form and detailing are still 
evident-using the physical evidence to guide the new work. If 
using the same kind of material is not technically or economically 
feasible, then a compatible substitute material may be considered. 

Not Recommetlded 

Replacing an entire entrance or porch when the repair of materials 
and limited replacement of parts are appropriate. 

Using a substitute material for the replacement parts that does not 
convey the visual appearance of the surviving parts of the entrance 
and porch or that is physically or chemically incompatible. 

Removing an entrance or porch that is unrepairable and not replac
ing it; or replacing it with a new entrance or porch that does not 
convey the same visual appearance. 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 

Designing and constructing a new entrance or porch if the 
historic entrance or porch is completely missing. It may be a 
restoration based on historical, pictorial, and physical 
documentation; or be a new design that is compatible with 

· the historic character of the building. 

Alterations/ Additions for the New Use 

Designing endosu~es for historic porches when required by 
the new use in a manner that preserves the historic character 

. of the building. This can include using large sheets of glass 
and recessing the enclosure wall behind existing scrollwork, 
posts, and balustrades. 

Creating a false historical appearance because the replaced entrance 
or porch is based on insufficient historical, pictorial. and physical 
documentation. 

Introducing a new entrance or porch that is incompatible in size, 
scale, material, and color. 

Enclosing porches in a manner that resu!ts in a diminution or loss of 
historic character such as using solid materials such as wood, stuc
co, or masonry. 
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Entrances and Porches (continued) 

30 

Recommended 

Des~ and fr:lstalling,. additional entrances or porches · 
when required for the new use in a manner that preserves the 
historic character of the building, i.e., limiting such altera-

. lion to non-character-definlitg elevations. · ; ··', ·; .::.,. :.'' ... · . . . . . .. ':·· :, ·. ; .. ; 

Not Recommended 

Installing secondary service entrances and porches that are incom
patible in size and scale with the historic building or obscure, 
damage, or destroy character-defining features . 
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.. Storefronts Storefronts are quite often the focus of historic commercial buildings and can thus be extremely 
important in defining the overall historic character. Because storefronts also play a crucial role in a 
store's <!dvertising and merchandising strategy to dr<!w customers and incre<~se business, they are 
often altered to meet the needs of a new business. Particular care is required in planning and ac
complishing work on storefronts so th<lt the building's historic character is preserved in the process 
of rehabilitati.on. 

Recommended 

Identifying, retaining, and preserving storefronts-and their func
tional and decorative features-that are important in defining the 
overall historic character of the building such as display windows, 
signs, doors, transoms, kick plates, corner posts, and entablatures .. 

Protecting and maintaining masonry, wood, <:~nd architectural 
metals which comprise storefronts through appropriate treatments 
such as cleaning, rust removal, limited paint removal, and reap
plication of protective coating systems. 

Not Recomme11ded 

Removing or radically changing storefronts-;111d their 
features-which are important in defining the overall historic 
character of the building so that, as a result, the character is 
diminished. 

Changing the storefront so that it appears residential r<Jllier th<m 
commNcial in character. 

Removing historic maleri<Jl from the storefront to create a rl'Cesscd 
arcade. 

Introducing coach lanterns, mansard ovcrhangings, wood shakes, 
nonopcrablc shutters, and small-paned windows if they cannnt be 
documented historically. 

Changing the location of a storefront's main entrance. 

Failing to provide adequate protection to materials on " cyclic.!l 
basis so that deterior<:~tion of storefront features results. 
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Stordronts (continued) 

Recommended 

Protecting storefronts against arson and vandalism before work 
begins by boarding up windows and installing alarm systems that 
are keyed into local protection agencies. 

Evaluating the overall condition of storefront materials to deter
mine whether more than protection and maintenance arc required, 
that is, if repairs to features will be necessary. 

Hcpairing storefronts by reinforcing the historic materials. Repairs 
will also generally include the limited replacement in kind-or with 
compatible substitute material-of those extensively deteriorated 
or missing parts of storefronts where there are surviving prototypes 
such as transoms, kick plates, pilasters, or signs. 

Hcpladng in kind an entire storefront that is too deteriorated to 
· repair-if the overall form and detailing arc still evident-using the 

physical evidence to guide the new work. If using the same material 
is not technically or economically feasible, then compatible 
substitute materials may be considered. 

ll 

Not Recommended 

Permitting entry into the building through unsecured or broken 
windows and doors so that .interior features and finishes are 
damaged through exposure to weather or through vandalism. 

Stripping storefronts of historic material such as wood, cast iron, 
terra cotta, carrara glass, and brick. 

Failing to undertake adequate measures to assure the preservation 
of the historic storefront. 

Replacing an entire storefront when repair of materials and limited 
replacement of its parts arc appropriate. 

Using substitute material for the replacement parts that docs not 
convey the same visual appearan(:c as the surviving ·parts of the 
storefront or that is physically or chemically incompatible. 

Removing a storcfrunt that is unrcpairable and not rcplilcing it; or 
replacing it with a new storefront that docs not convey the same 
visual appearance. 
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Storefronts (continued) 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Recommended 

Design for Missing Historic Features 

'Designing and constructing a new storefront when the 
historic storefront is completely missing. It may be an ac
curate restoration using historical, pictorial, and physical 
documentation; or be a new design that is compatible with 

. the size, scale, material, and color of the historic building. 

. Such new design should generally be flush with the facade; 
.· and the treatment of secondary design elements, such as 
.. awnings or sighs, kept as simple as possible. For example, 
: new signs should fit flush with the existing features of the 
··facade1 sitch as the fascia board or cornice. •· . ; · 

Not Recomme11ded 

Creating a false historical appearance because the replaced 
storefront is based on insufficient historical, pictorial, .1nd physical 
documentation. 

Introducing a new design that is incompatible in size, scale, 
material, and color . 

Using new illuminated signs; inappropriately scaled signs and 
logos; signs that project over the sidewalk unless they were a 
characteristic feature of the historic building; or other types of signs 
that obscure, damage, or destroy remaining charact!.'r-ddining 
features of the historic building . 
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BUILDING INTERIOR 
Structural System 

Recommended 

If features of the structural system are exposed such as loadbearing brick walls, cast iron 
columns. roof trusses, posts and beams, vigas, or stone foundation walls, they may be important 
in defining the building's overall historic character. Unexposed structural features that are not 
character-defining or an entire structural system may nonetheless be significant in the history of 
building technology; therefore, the structural system should always be examined and evaluated 
early in the project planning stage to determine both its physical condition and its importance to 
the building's historic character or historical significance. See also Health and Safety Code Re
quirements. 

Not Recommended 

Identifying, retaining, and preserving structural systems-and in
dividual features of systems-that are important in defining the 
overall historic character of the building, such as post and beam 
systems, trusses, summer beams. vigas, cast iron columns, above
grade stone foundation walls, or loadbearing brick or stone walls. 

Removing, covering, or radically changing· features of structural 
systems which are important in defining the overall historic 
character of the building so that, as a result, the character is 
diminished. 

34 

Putting a new use into the building which could overload the ex
isting structural system; or installing equipment or mechanical 
systems which could damage the structure. 

Demolishing a loadbearing masonry wall that could be augmented 
and retained and replacing it with a new wall (i.e., brick or stone), 
using the historic masonry only- as an exterior veneer. 

Leaving known structural problems untreated such as deflection of 
beams, cracking and bowing of walls, or racking of structural 
members. 

Utilizing treatments or products that accelerate the deterioration of 
structural material such as introducing urea-formaldehyde foam in
sulation into frame walls. 
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STRUCfURAL SYSTEM (continued) 

Recomme11ded 

Protecting and maintaining the structural system by cleaning the 
roof gutters and downspouts; replacing roof flashing; keeping 
masonry, wood, and architectural metals in a sound condition; and 
assuring that structural members are free from insect infestation. 

Examining and evaluating the physical condition of the structural 
system and its individual features using non-destructive techniques 
such as X-ray photography. 

Repairing the structural system by augmenting or upgrading in
dividual parts or features. For example, weakened structural 
members such as floor framing can be spliced, braced, or otherwise 
supplemented and reinforced. 

Replacing in kind-or with substitute material-those portions or 
features of the structural system that are either extensively 
deteriorated or are missing when there are surviving prototypes 
such as cast iron columns, roof rafters or trusses, or sections of 
loadbearing walls. Substitute material should convey the same 
form, design, and overall visual appearance as the historic feature; 
and, at a minimum, be equal to its loadbearing capabilities . 

Not Recommended · 

Failing to provide proper building maintenance on a cyclical basis 
so that deterioration of the structural system results. 

Utilizing destructive probing techniques that will damage or 
destroy structural material. 

Upgrading the building structurally in a mannt•r that diminishes the 
historic character of the exterior, such as installing strapping chiln
nels or removing a decorative cornice; or damages interior features 
or spaces. 

Replacing a structur<ll member or other feature of the structural 
system when it could be augmented and retained. 

Installing a replilcement feature tha! docs not convey the silmt• 
visual appearance, e.g., rcplilcing an exposed wood summer bt•<un 
with a steel beam. 

Using substitute material that does not equal the loadbearing 
capabilities of the historic material and design or is otherwise 
physically or chemically incompatible. 
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STRUCTURAL SYSTEM (continued) 

The following work is highlighte'd to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Recommended 

Alterations/ Additions for the New Use 

36 

Limiting any new excavations adjacent to historic founda
tions to avoid undermining the structural stability of the 
building or adjacent historic buildings. 

Correcting structural deficiencies in preparation for the new 
use in a manner that preserves the structural system and in
dividual character-defining features. 

Designing and installing new mechanical or electrical systems 
when required for the new use which minimize the number of 
cutouts or holes in structural members. 

Adding a new floor when requited for the new use if such an 
alteration does not damage or destroy the structural system 
or obscure, damage, or destroy character-defining spaces, 
features, or finishes. 

Creating an atrium or a light well to provide natural light 
when required for the new use in a manner that assures the 
preservation of the structural system as well as character
defining Interior spaces, features, and finishes. 

Not Recommended 

Carrying out excavations or regrading adjacent to or within a 
historic building which could cause the historic foundation to set
tle, shift, or fail; or could have a similar effect on adjacent historic 
buildings. 

Radically changing interior spaces or damaging or destroying 
features or finishes that are character-defining while trying to cor
rect structural deficiencies in preparation for the new use. 

Installing new mechanical and electrical systems or equipment in a 
manner which results in numerous cuts, splices, or alterations to 
the structural members. 

Inserting a new floor when such a radical change damages a struc
tural system or obscures or destroys interior spaces, features, or 
finishes. 

Inserting new floors or furred-down ceilings which cut across the 
glazed areas of windows so that the exterior form and appearance 
of the windows are radically changed. 

Damaging the structural system or individual features; or radically 
changing, damaging, or destroying character-defining interior 
spaces, features, or finishes in order to create an atrium or a light 
well. 

/ 
/ 
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Interior: Spaces. Features. 
and Finishes 

An interior floor plan, the arrangement of spaces, and built-in features and applied finishes may be 
individually or collectively important in defining the historic character of the building. Thus, their 
identification, retention, protection, and repair should be given prime consideration in every 
rehabilitation project and caution exercised in pursuing any plan that would radically change 
character-defining spaces or obscure, damage or destroy interior features or finishes. 

Recommended 

Interior Spaces 

Identifying, retaining, and preserving a floor plan or interior spaces 
that are important in defining the overall historic character of the 
building. This includes the size, configuration, proportion, and 
relationship of rooms and corridors; the relationship of features to 
spaces; and the spaces themselves such as lobbies, reception halls, 
entrance halls, double parlors, theaters, auditoriums, and impor
tant industrial or commercial use spaces. 

Not Recommended 

Radically changing a floor plan or interior spaces-including in
dividual rooms-which are important in tlcfining the overall 
historic character of the building so that, as a result, the character is 
diminished. 

Altering the floor plan by tlemolishing principal walls anti parti
tions to create a new appearance. 

Altering or destroying interior spaces by inserting floors, cutting 
through floors, lowering ceilings, or adtling or removing walls. 

Relocating an interior feature such as a staircase so that the historic 
relationship between features and Sl•aces is altered . 
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Recommended 

Interior Features and Finishes 

Identifying, retaining, and preserving interior features and finishes 
that are important in defining the overall historic character of the 
building, including columns, cornices, baseboards, Fireplaces and 
.mantles, paneling, light fixtures, hardware, and flooring; and 
wallpaper, plaster, paint, and finishes such as stenciling, marbling, 
and graining; and other decorative materials that accent interior 
features and provide color, texture, and patterning to walls, floors, 
and ceilings. 

Protecting and .maintaining masonry, wood, and architectural 
metals which comprise interior features through appropriate sur
face treatments such as cleaning, rust removal, limited paint 
removal, and reapplication of protective coatings systems. 
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Not l~ecomiiWIUied 

Removing or radically changing features and finishes which arc im
portant in defining the overall historic character of the building so 
that, as a result, the character is diminished. 

Installing new decorative material that obscures or damages 
character-defining interior features or finishes. 

Removing paint, plaster, or other finishes from historically finished 
surfaces to create a new appearance (e.g., removing plaster to ex
pose masonry surfaces such as brick walls or a chimney piece). 

Applying paint, plaster, or other finishes to surfaces that have been 
historically unfinished to create a new appearance. 

Stripping historically painted wood s~rfaccs to bare wood, then ap
plying clear finishes or stains to create a "natural look." 

Stripping paint to bare wood rather than repairing or reapplying 
grained or marbled finishes to features such as doors and paneling. 

Radically changing the type of finish or its color, such as painting a 
previously varnished wood feature. 

Failing to provide adequate protection to materials on a cyclical 
basis so that deterioration of interior features results. 

// 
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Interior Features and Finishes (continued) 

Rccomme11ded 

Protecting interior features and finishes against arson and van
dalism before project work begin!', erecting protective fencing, 
boarding-up windows, and installing fire alarm systems that are 
keyed to local protection agencies. 

Protecting interior features such as a staircase, mantel, or 
decorative finishes and wall coverings against damage during proj
ect work by covering them with heavy canvas or pl<.~stic sheets. 

Installing protective coverings in areas of heavy pedestri<Jn traffic 
to protect historic features such as wall coverings, parquet flooring 
and panelling. 

Removing damaged or deteriorated paints and finishes to the next 
sound layer using the gentlest method possible, then repainting or 
refinishing using compatible paint or other coating systems. 

Repainting with colors that are appropriate to the historic building. 

Limiting abrasive cleaning methods to certain industrial or ware
house buildings where the interior masonry or plaster features do 
not have distinguishing design, detailing, tooling, or finishes; and 
where wood features are not finished, molded, beaded, or worked 
by hand. Abrasive cleaning should only be considered after other. 
gentler methods have been proven ineffective. 

Evaluating the overall condition of m;tterials to determine whether 
more than protection and maintenance are required, that is, if 
repairs to interior features and finishes will be necessary. 

Not Recommended 

Permitting entry into historic buildings through unsecured or 
broken windows and doors so that interior features and finishes arc 
damaged by exposure to weather or through vandalism. 

Stripping interiors of features such as woodwork, doors, windows, 
light fixtures, copper piping, raJiators; or of decorative materials. 

!;ailing to provide proper protection of interior features and finishes 
during work so that they are gouged, scratched, dented, or other
wise Jamaged. 

Failing to take new usc patterns into consideration so that interior 
features and finishes are damaged. 

Using destructive methods such as propane or butane torches or 
sandblasting to remove paint or other coatings. These methods can 
irreversibly damage the historic materials that comprise interior 
features. 

Using new paint colors that arc inappropriate to the historic 
building. 

Changing the texture and patina of character-defining features 
through sandblasting or usc of other abrasive methods to remove 
paint, discoloration or plaster. This includes both exposed wood 
(including structural members) and masonry. 

Failing to undertake adequate measures to assure the preservation 
of interior features and finishes. 
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Interior Features and Finishes (continued) 

Recommended 

Repairing interior features and finishes by reinforcing the historic 
materials. Repair will also generally include the limited replacement 
in kind-or with compatible substitute material-of those exten
sively deteriorated or missing parts of repeated features when there 
are surviving prototypes such as stairs, balustrades, wood panel
ling, columns; or decorative wall coverings or ornamental tin or 
plaster ceilings. 

Replacing in kind an entire interior feature or finish that is too 
deteriorated to repair-if the overall form and detailing are still· 
evident-using the physical evidence to guide the new work. Ex· 
amples could include wainscoting, a tin ceiling. or interior stairs. If 
using the .same kind of material is not technically or economically 
feasible, then a compatible substitute material may be considered. 

Not Recommended 

Replacing an entire interior feature such as c. staircase, panelled 
wall, parquet floor, or cornice; or finish such as a decorative wall 
covering or ceiling when repair of materials and limited replace
ment of such parts are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts or portions of 
the interior feature or finish or that is physically or chemically in-
compatible. · 

Removing a character-defining feature or finish that is unrepairable 
and not replacing it; or replacing it with a new feature or finish that 
does not convey the same visual appearance. 

The following work Is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Design for Missing Historic Features 

:-;·.~.: . . . ;•.: .· · .. _.-_: .. ;:_.,. ~'\·:·')·!~~~~? .. - . t·:·._·n:... .. _·:~ ·:;·· ~~;:i ... 
:tf. Designing and uistallini a' new interior feature or finish if th~ 
lhistoric feature .or finish is co~pletely missing. This could in:. • 
'(/'dude missing partitions, ,stairs, elevators, lighting fixtures;.·. 
· <and wall coverings; or · even · entire rooms if all historic · 

spaces, features, and, finisheS. are missing· or· have beeil., 
destroyed by inappropriate ~·renovations." The design may . 
be a restoration based on historical, pictorial, and physical 
documentation; or be a new design that is compatible with. 

· the historic character of· the building, · district, .or't 
neighborhood. · 

Ml 

Creating a false historical ;1ppearance because the replaced feature 
is based on insufficient physical, historical, and pictorial documen
tation or on information derived from another building. 

Introducing a new interior feature or finish that is incompatible 
with the scale, design, materials, color, and texture of the surviving 
interior features and finishes. 

// 
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Interior Features and Finishes (continued) 

Recommended 

Alterations/ Additions for the New Use 

Accommodating service functions such as bathrooms, 
mechanical equipment, and office machines required by the 
building's new use in secondary spaces such as first floor 
service areas or on upper floors. 

Reusing decorative material or features that have had to be 
removed during the rehabilitation work including wall and 
baseboard trim, door moulding, panelled doors, and simple 
wainscoting; and relocating such material or features in areas 
appropriate to their historic placement. 

Installing permanent partitions in secondary spaces; remov
able partitions that do not destroy the sense of space should 
be installed when the new use requires the subdivision of 
character-defining interior spaces. 

Enclosing an interior stairway where required by code so that 
its character is retained. In many cases, glazed fire-rated 
walls may be used. 

Placing new code-required stairways or elevators in second
ary and service areas of the historic building. 

Not Recommended 

Dividing rooms, lowering ceilings, and damaging or obscuring 
character-defining features such as fireplaces, niches, stairways or 
alcoves, so that a new use can be accommodated in the building. 

Discarding historic material when it can be reused within the 
rehabilitation project or relocating it in historically inappropriate 
areas. 

Installing permanent partitions that damage or obscure character
defining spaces, features, or finishes. 

Enclosing an interior stairway with fire-rated construction so that 
the stairwell space or any character-defining features are destroyed. 

Radically changing, damaging, or destroying character-defining 
spaces, features, or finishes when adding new code-required stair
ways and elevators. 
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Interior Features and Finishes (continued) 
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Recommended 

Creating an atrium or a light well to provide natural light 
when required for the new use in a manner that preserves 
character-defining interior spaces, features, and finishes as 
well as the shuctural system. · . . · 

Adding a new floor if required for· the new use in a manner 
that preserves character-defining structural features, and in
terior spaces, features, and finishes. 

Not Recommended 

Destroying character-defining interior spaces, features, or finishes; 
or damaging the structural system in order to create an atrium or 
light well. 

Inserting a new floor within a building that alters or destroys the 
fenestration; radically changes a character-defining interior space; 
or obscures, damages, or destroys decorative detailing. 

/ 
/ 
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Mechanical Systems: 
Heating, Air Conditioning. 
Electrical, and Plumbing 

The visible features of historic heating, lighting, air conditioning and plumbing systems may 
sometimes help define the overall historic character of the building and should thus be retained and 
repaired, whenever possible. The systems themselves (the compressors, boilers, generators and 
their ductwork, wiring and pipes) will generally either need to be upgraded, augmented, or entirely 
replaced in order to accommodate the new use and to meet code requirements. Less frequently, in
dividual portions of a system or an entire system are significant in the history of building 
technology; therefore, the identification of character-defining features or historically significant 
systems should take place together with an evaluation of their physical condition early in project 
planning. 

Recommended 

Identifying, retaining, and prese1·ving visible features of early 
mechanical systems that are important in defining the overall 
historic character of the building, such as radiators, vents, fans, 
grilles, plumbing fixtures, switchplates, and lights. 

Protecting and maintaining mechanical, plumbing, and electrical 
systems and their features through cyclical cleaning and other ap
propriate measures. 

Preventing accelerated deterioration of mechanical systems by pro
viding adequate ventilation of attics, crawlspaces, and cellars so 
that moisture problems are avoided. 

Repairing mechanical systems by augmenting or upgrading system 
parts, such as installing new pipes and ducts; rewiring; or adding 
new compressors or boilers. 

Replacing in kind-or with compatible substitute material-those 
visible features of mechanical systems that are either extensively 
deteriorated or are missing when there are surviving prototypes 
such as ceiling fans, switchplates, radiators, grilles, or plumbing 
fixtures. 

Not Recommended 

Removing or radically changing features of mechanical systems 
that are important in defining the overall historic character of the 
building so that, as a result, the character is diminisheu. 

Failing to provide adequate protection of materials on a cyclical 
basis so that deterioration of mechanical systems and their visible 
features results. 

Enclosing mechanical systems in areas that are not adequately ven
tilated so that deterioration of the systems results. 

Replacing a mechanical system or its functional parts when it could 
be upgraded and retained. 

Installing a replacement feature that does not convey the ·same 
visual appearance. 
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Mechanical Systems (continued) 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation projects 
and should only be considered after the preservation concerns listed above have been addressed. 

Recommended 

Alterations/ Additions for the New Use 
... : · -··~ ·· ·~:.:~:)_~,~:~7~~~.~;.~~.~~ ·;;~Jt;:~(lf.:1::~Jr~.:t;·;;Jr: ': ~~~~--~fl.~f~r~~~~~~~~:~w:, 

. Installing a completely new ~nic:al s)tstem if requlfed for~~ 
, the new. use so that it .c:a'uses the l~t alteration po5$ible to,l"!j 
. the building's floor plan, the,xteriox: elevations, and the least 'q 
~~-4ft h' . ..: b'uiJ~i;.;ft. ... _ _._, ' " .. ' ·' :,, . ' ~:·: 
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Installing aix: conditioning Uiuts if required by the .new use in ' 
· C:suc:h a manner that the-his~oric inatmaJs and feat~ are .nor;~ 
~·;~~~;;~;:~~:i;~~~i:;ff~i:Y:::~;~·;::;;·!:':~,~)i ;~:·~\,-t::·~';~~·;~~~'~; 

Installing heating/ai(.conditioning,'units in· the. window ·r 
".frames in such a: manner tha,t;t~ sash~ £rames;llte,P~.!1 

;,.,tected. Window -installations 'should be co~recL.4?nly,t"' 
/;when aU other:Yiable heatiriglc:ooling systeinswould resulf·'! 
: . in signific:ail~ ~ to hiStoric:~,matei-ials; ; ' : ·· '. ~· · ·· · ·· · · · 
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Not Recommended 

Installing a new mechanical system so that character-defining struc
tural or interior features are radically changed, damaged, or 
destroyed. 

Installing vertical runs of ducts, pipes, and cables in places where 
they will obscure character-defining features. 

Concealing mechanical equipment in. walls or ceilings in a manner 
that requires the removal of historic building material. 

Installing "dropped" acoustical ceilings to hide mechanical equip
ment when this destroys the proportions of character-defining in
terior spaces. 

Cutting through features such as masonry walls in order to install 
air conditioning units. 

Radically changing the appearance of the historic building or 
damaging or destroying windows by installing heating/air condi
tioning units in historic window frames. 

// 
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BUILDING SITE The relationship between a historic building or buildings and landscape features within a 
property's boundaries-or the building site-helps to define the historic character and should be 
considered an integral part of overall planning for rehabilitation project work. 

Recommended Not Recommended 

Identifying, retaining, and preserving buildings and their features 
as well as features of the site that are important in defining its 
overall historic character. Site features can include driveways, 
walkways, lighting, fencing, signs, benches, fountains, wells, ter
races, canal systems, plants and trees, berms, and drainage or ir
rigation ditches; and archeological features that are important in 
defining the history of the site. 

Retaining the historic relationship between buildings, landscape 
features, and open space. 

Protecting and maintaining buildings and the site by providing 
proper drainage to assure that water does not erode foundation 
walls; drain toward the building; nor erode the historic landscape. 

Removing or radically changing buildings and their features or site 
features which are important in defining the overall historic 
character of the building site so that, as a result, the character is 
diminished. 

Removing or relocating historic buildings or landscape featurrs, 
thus destroying the historic relationship between builuings, land
scape features, and open space. 

Removing or relocating historic buildings on a site or in.a complex 
of related historic structures-such as a mill complex or farm-thus 
diminishing the historic char;:~cter of the site or complex. 

Moving buildings onto the site, thus creating a false historical ap
pearance. 

Lowering the grade level adjacent to a building to permit dcvrlop
ment of a formerly below-grade area such as .a basement in a man
ner that would drastically change the historic relationship of the 
building to its site. 

Failing to maintain site drainage so that buildings and site features 
are damaged or destroyed; or, alternatively, changing the site 
grading so that water no longer drains properly. 
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BUILDING SITE (continued) 

Recommended 

Minimizing disturbance of terrain around buildings or elsewhere on 
the site, thus reducing the possibility of destroying unknown arche
ological materials. 

Surveying areas where major terrain alteration is likely to impact 
important archeological sites. 

Protecting, e.g. preserving in place known archeological material 
whenever possible. 

Planning and carrying out any necessary investigation using profes
sional archeologists and modern archeological methods when 
preservation in place is not feasible. 

Protecting the building and other features of the site against arson 
and vandalism before rehabilitation work begins, i.e., erecting pro
tective fencing and installing alarm systems that are keyed into 
local protection agencies. 

Providing continued protection of masonry, wood, and architec
tural metals which comprise building and site features through ap
propriate surface treatments such as cleaning, rust removal. limited 
paint removal. and re-application of protective coating systems; 
and continued protection and maintenance of landscape features, 
including plant material. 
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!'fot Recommended 

Introducing heavy machinery or equipment into areas where their 
presence may disturb archeological materials. 

Failing to survey the building site prior to the beginning of 
rehabilitation project work so that, as a result, important arche
ological material is destroyed. 

Leaving known archeological material unprotected and subject to 
vandalism, looting, and destruction by natural clements such as 
erosion. 

Permitting unquaiified projeat personnel to perform data recovery 
so that improper methodology results in the loss of important 
archeological material. 

Permitting buildings and site features to remain unprotected so that 
plant materials, fencing, walkways, archeological features, etc. arc 
damaged or destroyed. 

Stripping features from buildings and the site such as wood siding, 
iron fencing, masonry balustrades; or removing or destroying land
scape features, including plant material. 

Failing to provide adequate protection of materials on a cyclical 
basis so that deterioration of building and site features results. 

/ 
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BUILDING SITE (continued) 

Recommended 

Evaluating the overall condition of materials to determine whether 
more than protection and maintenance are required, that is, if 
repairs to building and site features will be necessary. 

Repairing features of buildings and the site by reinforcing the 
historic materials. Repair will also generally include replacement in 
kind-with a compatible substitute material-of those extensively 
deteriorated or missing parts of features where there are suviving 
prototypes such as fencing and paving. 

Replacing in kind an entire feature of the building or site that is too 
deteriorated to repair-if the overall form and detailing are still 
evident-using the physical evidence to guide the new work. This 
could include an entrance or porch, walkway, or fountain. If using 
the same kind of material is not technically or economically feasi
ble, then a compatible substitute material may be considered. 

--------------

Not Recommended 

Failing to undertake adequate measures to assure the preservation 
of building and site features. 

Replacing an entire feature of the building or site such as a fence, 
walkway, or driveway when repair of materials and limited 
replacement of deteriorated or missing parts are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance 0f the surviving parts of the building 
or site feature or that is physically or chemically incompatible. 

Removing a feature of the building or site that is unrepairablc and 
not replacing it; or replacing it with a new feature that does not 
convey the same visual appearance. 
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BUILDING SITE (continued) 

The following work is highlighted to indicate that it represents the particularly complex technical or design aspects of rehabilitation project 
work and should only be considered after the preservation concerns listed above have been addressed. 

Recommended 

Design for Missing Historic Features 

Alterations/ Additions for the New Use 
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Not Recommended 

Creating a false historical appearance because the replaced feature 
is based on insufficient historical, pictorial, and physical documen
tation. 

Introducing a new building or site feature that is out of scale or 
otherwise inappropriate. 

Introducing a ne~ landscape feature or plant material that is visual
ly incompatible with the site or that destroys site patterns or vistas. 

Placing parking facilities directly adjacent to historic buildings 
where automobiles may cause damage to the buildings or landscape 
features or be intrusive to the building site. 

Introducing new construction onto the building site which is visual
ly incompatible in terms of size, scale, design, materials, color and 
texture or which destroys historic relationships on the site. 

Removing a historic building in a complex, a building feature, or a 
site feature which is important in defining the historic character of 
the site. 
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DISTRICT/ 
NEIGHBORHOOD 

The relationship between his'toric buildings, and streetscape and landscape features within a his
toric district or neighborhood helps to define the historic character and therefore should always be 
a part of the rehabilitation plans. 

Recommended 

Identifying, retaining, and preserving buildings, and strectscape, 
and landscape features which are important in defining the overall 
historic character of the district or neighborhood. Such features can 
include streets, alleys, paving, walkways, street lights, signs, 
benches, parks and gardens, and trees. 

Retaining the historic relationship between buildings, and street
scape and landscape features such as a town square comprised of 
row houses and stores surrounding a communal park or open 
space, 

Protecting and maintaining the historic masonry, wood, and archi
tectural metals which comprise building and streetscape features, 
through appropriate surface treatments such as cleaning, rust 
removal, limited paint removal, and reapplication of protective 
coating systems; and protecting and maintaining landscape 
features, including plant material. 

Protecting buildings, paving, iron fencing, etc. against arson and 
vandalism before rehabi'litation work begins by erecting protective 
fencing and installing alarm systems that are keyed into local pro
tection agencies. 

Not Recomme11ded 

Removing or radically changing those features of the district or 
neighborhood which are important in defining the overall historic 
character so that, as a result, the character is diminished. 

Destroying streetscape and landscape features by widening existing 
streets, changing paving material, or introducing inappropriately 
located new streets or parking lots. 

Removing or relocating historic buildings, or features of the 
streetscape and landscape, thus destroying the historic relationship 
between buildings, features and open space. 

Failing to provide adequate protection of materials on a cyclical 
basis so that deterioration of building, streetscape, and landscape 
features results. 

Permitting buildings to remain unprotected so that windows are 
broken; and interior features are damaged. 

Stripping features from buildings or the streetscape such as wood 
siding, iron fencing, or terra cotta balusters; or removing or 
destroying landscape features, including plant material. 
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DISTRICT !NEIGHBORHOOD (continued) 

Recommended 

Evaluating the overall condition of building, streetscape and land
scape materials to determine whether more than protection and 
maintenance are required, that is, if repairs to features will be 
necessary. 

Repairing features of the building, streetscape, or landscape by 
reinforcing the historic materials. Repair will also generally include 
the replacement in kind-or with a compatible substitute 
material-of those extensively deteriorated or missing parts of 
features when there are surviving prototypes such as porch 
balustrades, paving materials, or streetlight standards. 

Replacing in kind an entire feature of. the building, streetscape, or 
landscape that is too deteriorated to repair-when the overall form 
and detailing are still evident-using the physical evidence to guide 
the new work. This could include a storefront, a walkway, or a 
garden. If using the same kind of material is not technically or 
economically feasible, then a compatible substitute material may 
be considered. 

so 

Not Recommended 

Failing to undertake adequate measures to assure the preservation 
of building, streetscape, and landscape features. 

Replacing an entire feature of the building, streetscape, or land
scape such as a porch, walkway, or streetlight, when repair of 
materials and limited replacement of deteriorated or missing parts 
are appropriate. 

Using a substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the building, 
streetscape, or landscape feature or that is physically or chemically 
incomp:'ltible. 

Removing a feature of the building. streetscape, or landscape that is 
unrepairable and not replacing it; or replacing it with a new feature 
that does not convey the same visual appearance. 
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DISTRICT !NEIGHBORHOOD (continued) 

The following work is highlighted because it represents the particularly complex technical or design aspects of rehabilitation projects and 
should only be considered after the preservation concerns listed above have been addressed. 

Recommended 

Design for Missing Historic Features 

Designing and constructing a new feature of the building, 
streetscape, or landscape when the historic feature is com
pletely missing; such as row house steps, a porch, streetlight, 
or terrace. It may be a restoration based on historical, pic
torial, and physical documentation; or be a new design that 
is compatible with the historic character of the district or 
neighborhood. 

Alterations/ Additions for the New Use 

Designing required new parking so that it is as unobtrusive as 
possible, i.e., on side streets or· at the rear of buildings. 
"Shared" parking should also be planned so that several 
business can utilize one parking area as opposed to introduc-
ing random, multiple lots. · 

Designing and constructing new additions to historic 
buildings when required by the new use. New work should 
be compatible with the historic character of the district or 
neighborhood in terms of size, scale, design, material, color, 
and texture. 

Removing nonsignificant buildings, additions, or streetscape 
and landscape features which detract from the historic 
character of the district or the neighborhood. 

Not Recommended 

Creating a false historical appearance because the replaced feature 
is based on insufficient historical. pictorial and physical documen
tation. 

Introducing a new building, streetscape or landscape feature that i~ 
out of scale or otherwise inappropriate to the setting's histnric 
character, e.g., replacing picket fencing with chain link fencing. 

Placing parking facilities directly adjacent to historic buildings 
which cause the removal of histnric plantings, relocation of 
and walkways, or blocking of alleys. 

Introducing new construction into historic districts that is visually 
incompatible or that destroys historic relationships within the 
district or neighborhood. 

Removing a historic building, building feature, or landscape or 
streetscape feature that is important in defining the overall historic 
character of the district or the neighborhood. 
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Although the work in these sections is quite often an important aspect of rehabilitation projects, it is usually not part of the overall process of 
preserving character-defining features (maintenance, repair, replacement); rather, such work is assessed for its potential negative impact on 
the building's historic character. For this reason, particular care must be taken not to obscure, radically change, damage, or destroy 
character-defining features in the process of rehabilitation work to meet new use requirements. · 
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HEALTH AND SAFETY 
CODE REQUIREMENTS 

As a part of the new use, it is often necessary to make modifications to a historic building so that 
it can comply with current health, safety and code requirements. Such work needs to be carefully 
planned and undertaken so that it does not result in a loss of character-defining spaces, features, 
and finishes. 

Recommended 

Identifying the historic building's character-defining spaces, 
features, and finishes so that code-required work will not result in 
their damage or loss. 

Complying with health and safety code, including seismic codes 
and barrier-free access requirements,· in such a manner that 
character-defining spaces, features, and finishes are preserved. 

Working with local code officials to investigate alternative life safe
ty measures or variances available under some codes so that altera
tions and additions to historic buildings can be avoided. 

Providing barrier-free access through removable or portable, rather 
than permanent, ramps. 

Providing seismic reinforcement to a historic building in a manner 
that avoids damaging the structural system and character-defining 
features . 

Upgrading historic stairways and elevators to meet health and safe
ty codes in a manner that assures their preservation, i.e., so that 
they are not damaged or obscured. 

Installing sensitively designed fire suppression systems, such as a 
sprinkler system for wood frame mill buildings, instead of applying 
fire-resistant sheathing to character-defining features. 

Not Recommended 

Undertaking code-required alterations to a building or site before 
identifying those spaces, features, or finishes which are character
defining and must therefore be preserved. 

Altering, damaging, or destroying character-defining spaces, 
features, and finishes while making modifications to a building ot 
site to comply with safety codes. 

Making changes to hi$10ric buildings without first seeking alter
natives to code requirements. 

Installing permanent ramps that damage or diminish character
defining features. 

Reinforcing a historic building using measures that damage or 
destroy character-defining structural and other features. 

Damaging or obscuring historic stairways and elevators or altering 
adjacent spaces in the process of doing work to meet code re
quirements. 

Covering character-defining wood features with fire-resistant 
sheathing which results in altering their visual appearance. 
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HEALTH AND SAFETY CODE REQUIREMENTS (continued) 

Recommerzded 

Applying fire-retardant coatings, such as intumescent paints, 
which expand during fire to add thermal protection to steel. 

Adding a new stairway or elevator to meet health and safety codes 
in a manner that preserves adjacent character-defining features and 
spaces. 

Placing a code-required stairway or elevator that cannot be accom
modated within the historic building in a new exterior addition. 
Such an addition should be located at the rear of the building or on 
an inconspicuous side; and its size and scale limited in relationship 
to the historic building. 

54 

// 

Not Recommended 

Using fire-retardant coatings if they damage or obscure character
defining features. 

Radically changing, damaging, or destroying character-defining 
spaces, features, or finishes when adding a new code-required stair
way or elevator. 

Constructing a new addition to accommodate code-required stairs 
and elevators on character-defining elevations highly visible from 
the street: or where it obscures, damages or destroys character
defining features. 
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ENERGY 
RETROFITTING 

Some character-defining features of a historic building or site such as cupolas, shutters, transoms, 
skylights, sun rooms, porches, and plantings also play a secondary energy conserving role. There
fore, prior to retrofitting historic buildings to make them more energy efficient, the first step 
should always be to identify and evaluate the existing historic features to assess their inherent 
energy conserving potential. If it is determined that retrofitting measures are necessary, then such 
work needs to be carried out with particular care to insure that the building's historic character is 
preserved in the process of rehabilitation. 

Recommended 

District/Neighborhood 

Maintaining those existing landscape features which moderate the 
effects of the climate on the setting such as deciduous trees, 
evergreen wind-blocks, and lakes or ponds. 

Building Site 

Retaining plant materials, trees, and landscape features, especially 
those which perform passive solar energy functions such as sun 
shading and wind breaks. 

Installing freestanding solar collectors in a manner that preserves 
the historic property's character-defining features. 

[)esigning attached solar collectors, including solar greenhouses, so 
that the character-defining features of the property are preserved. 

Masonry/Wood/ Architectural Metals 

Installing thermal insulation in attics and in unheated cellars and 
crawlspaces to increase the efficiency of the existing mechanical 
systems. 

Not Recommended 

Stripping the setting of landscape features and landforms so that 
the effects of the wind, rain, and the sun result in accelerated 
deterioration of historic materials. 

Removing plant materials, trees, and landscape features, so that 
they no longer perform passive solar energy functions. 

Installing freestanding solar collectors that obscure, damage, or 
destroy historic landscape or archeological features. 

Locating solar collectors where they radically change the property's 
appearance; or damage or destroy character-defining features. 

Applying urea of formaldehyde foam or any other thermal insula
tion with a water content into wall cavities in an attempt to reduce 
energy consumption. 
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ENERGY RETROFlTIINy (continued) 

Recommended 

Installing insulating material on the inside of masonry walls to in
crease energy efficiency where there is no character-defining in
terior moulding around the window or other interior architectural 
detailing. 

Installing passive solar devices such as a glazed "trombe" wall on a 
rear or inconspicuous side of all the historic building. 

Roofs 

Placing solar collectors on noncharacter-defining roofs or roofs of 
nonhistoric adjacent buildings. 

Windows 

Utilizing the inherent energy conserving features of a building by 
maintaining windows and louvered blinds in good operable condi
tion for natural ventilation. 

Improving thermal efficiency with weatherstripping, storm win
dows, caulking, interior shades, and, if historically appropriate, 
blinds and awnings. 

Installing interior storm windows with airtight gaskets, ventilating 
holes, and/or removable clips to insure proper maintenance and to 
avoid condensation damage to historic windows. 
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Not Recommended 

Resurfacing historic building materials with more energy efficient 
but incompatible materials, such as covering historic masonry with 
exterior insulation. 

Installing passive solar devices such as an attached glazed "trombe" 
wall on primary or other highly visible elevations; or where historic 
material must be removed or obscured. 

Placing solar collectors on roofs when such collectors change the 
historic roofline or obscure th{! relationship of the roof to 
character-defining roof features such as dormers, skylights, and 
chimneys. 

Removing historic shading devices rather than keeping them in an 
operable condition. 

Replacing historic multi-paned sash with new thermal sash utilizing 
false muntins. 

Installing interior storm windows that allow moisture to ac
cumulate and damage the window. 
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HEALTH AND SAFETY CODE REQUIREMENTS (continued) 

Recommended 

Installing exterior storm windows which do not damage or obscure 
the windows and frames. 

Considering the use of lightly tirited glazing on non-character
defining elevations if other energy retrofitting alternatives are not 
possible. 

Entrances and Porches 

Utilizing the inherent energy conserving features of a building by 
maintaining porches, and double vestibule ef\trances in good con
dition so that they can retain heat or block the sun and provide 
natural ventilation. 

Interior Features 

Retaining historic interior shutters and transoms for their inherent 
energy conserving features. 

New Additions to Historic Buildings 

Placing new additions that have an energy conserving function 
such as a solar greenhouse on non-character-defining elevations. 

Mechanical Systems 

Installing thermal insulation in attics and in unheated cellars and 
crawlspaces to conserve energy. 

Not Recommended 

Installing new exterior storm windows which are inappropriate in 
size or color, which are inoperable. 

Replacing windows or transoms with fixed thermal glazing or per
mitting windows and transoms to remain inoperable rather than 
utilizing them for their energy conserving potential. 

Using tinted or reflective glazing on character-defining or other 
conspicuous elevations. 

Enclosing porches located on character defining elevations to create 
passive solar collectors or airlock vestibules. Such enclosures can 
destroy the historic appearance of the building. 

Removing historic interior features which play a secondary energy 
conserving role. 

Installing new additions such as multistory solar greenhouse addi
tions which obscure, damage, destroy character-defining features. 

Apply urea formaldehyde foam or any other thermal insulation 
with a water content or that may collect moisture into wall cavities. 
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NEW ADDITIONS TO 
HISTORIC BUILDINGS 

An attached exterior addition to a historic building expands its "outer limits" to create a new pro
file. Because such expansion has the capability to radically change the historic appearance, an 
exterior addition should be considered only after it has been determined that the new use cannot be 
successfully met by altering non-character-defining interior spaces. If the new use cannot be met in 
this way, then an attached exterior addition is usually an acceptable alternative. New additions 
should be designed and constructed so that the character-defining features of the historic building 
are not radically changed, obscured, damaged, or destroyed in the process of rehabilitation. New 
design should always be clearly differentiated so that the addition does not appear to be part of the 
historic resources. 

Recommended 

Placing (unctions and services required for the new use in non
character-defining interior spaces rather than installing a new addi
tion. 

Constructing a new addition so that there is the least. possible loss 
of historic materials and so that character-defining features are not 
obscured, uamaged, or destroyed. 

Locating the attached exterior addition at the rear or on an in
conspicuous side of a historic building; and limiting its size and 
scale in relationship to the historic building. 

Designing new additions in a manner that makes clear what is 
historic and what is new. 
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Not Recommended 

Expanding the size of the historic building by constructing a new 
addition when the new use could be met by altering non-character
defining interior spaces: 

Attaching a new addition so that the character-defining features of 
the historic building are obscured, damaged, or destroyed. 

Designing a new addition so that its size and scale in relation to the 
historic building are out of proportion, thus diminishing the 
historic character. 

Duplicating the exact form, material, style, and detailing of the 
historic building in the new addition so that the new work appears 
to be part of the historic building. 

Imitating a historic style or period of architecture in new additions, 
especially for contemporary uses such as drive-in banks or garages. 

<-

yl 

.,. 

~ 

r• 



' 

)' 

:. 

f) 

":· 

NEW ADDITIONS TO HISTORIC BUILDINGS (continued) 

Recommended 

Considering the attached exterior addition both in terms of the new 
use and the appearance of other buildings in the historic district or 
neighborhood. Design for the new work may be contemporary or 
may reference design motifs from the historic building. In either 
case, it should always be clearly differentiated from the historic 
building and be compatible in terms of mass, materials, relation
ship of solids to voids, and color. 

Placing new additions such as balconies and greenhouses on non
character-defining elevations and limiting the size and scale in rela
tionship to the historic building. 

Designing additional stories, when required .for the new use, that 
are set back from the wall plane anJare as inconspicuous as possi
ble when viewed from the street. 

Not Recommended 

Designing and constructing new additions that result in the diminu
tion or loss of the historic character of the resource, including its 
design, materials, workmanship, location, or setting. 

Using the same wall plane, roof line, cornice height, materials, 
siding lap or window type to make additions appear to be a part of 
the historic building. 

Designing new additions such as multistory greenhouse additions 
that obscure, damage, or destroy character-defining features of the 
historic building. 

Constructing additional stories so that the historic appearance of 
the building is radically changed. 
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. STEEP HILLSIDE GUIDEUNES INTRODUCTION 

Approved- November 18, 1997 

The Steep Hillside Guidelines are divided into four sections, each providing standards and guidelines intended to 
assist in the interpretation and implementation of the development regulations for steep hillsides contained in 
Chapter 14, Article 3, Division 1, Environmentally Sensitive Land. Every proposed development that encroaches 
into steep hillsides will be subject to the Environmentally Sensitive Lands Regulations and will be evaluated for 
conformance with the Steep Hillside Guidelines as part of the review process for the required Neighborhood 
Development Permit or Site Development Permit. 

The Sections of the Steep Hillside Guidelines are as follows: 

Section I: Description of Regulations 

This section provides detailed explanations for specific regulations contained in the Environmentally Sensitive 
Lands Regulations. These regulations must be complied with and the Steep Hillside Guidelines provide details 
of the regulation and guidance on how compliance is achieved. 

Section II: Design Standards 

This section provides general standards for design of various types of developments that propose to encroach into 
steep hillsides. These standards are specifically referenced in the Environmentally Sensitive Lands Regulations and 
general conformance is required. Guidelines for conformance with each standard is provided. 

Section III: Community-Specific Requirements 

This section identifies hillside development standards for specific Community Plans. Development on steep 
hillsides within the identified Community Plans must be in conformance with the design standards in Section II in 
addition to the requirements specified in this section for the particular Community Plan. 

Section IV: Findings, Deviations and Alternative Compliance 

This section discusses the required findings that must be made in order to approve a Neighborhood Development 
Permit or Site Development Permit for a development that proposes to encroach into steep hillsides. Additionally, 
this section includes the criteria to be considered in evaluating a deviation from the Environmentally Sensitive 
Lands Regulations and alternative compliance for steep hillside development area regulations along with guide lines 
for making the required additional fmdings for both. 
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Section I 
Description of Regulations 

The following guidelines are intended to aide in the interpretation and implementation of some of the regulations found 
in Chapter 14, Article 3, Division 1, Environmentally Sensitive Lands Regu.Iations. The numbers referenced for each 
regulation refer to the Code section numbers of the draft Environmentally Sensitive Lands regulations. The text 
provided for each regulation does not repeat the Code language but rather restates the regulations with more details 
and explanations. 

(A) 143.0110 When Environmentally Sensitive Lands Regulations Apply 

Generally, the steep hillside regulations of the Environmentally Sensitive Lands regulations are applicable when 
development is proposed on a site containing any portions with a natural gradient of at least 25 percent (25 feet 
of vertical distance for every 100 feet of horizontal distance) and a vertical elevation of at least 50 feet. The 
steep hillside regulations are also applicable if a portion of the site contains a natural gradient of at least 200 
percent (200 feet of vertical distance for every 100 feet of horizontal distance) and a vertical elevation of at least 
10 feet. See Diagram 1-1. The vertical elevation must occur generally in the area with the steep hillsides and 
may include some pockets of area with less than 25 percent gradient. 

Minimum 
25% gradient·--

Diagram 1-1: Steep Hillside Cri~ria 

Minimum 
200% gradient 

An exemption from the steep hillside regulations and the requirement for a Neighborhood Development Permit 
or Site Development Permit may be granted if the proposed development does not encroach into the steep 
hillsides and the development maintains a setback of 40 feet from the top of the steep hillsides. 

(B) 143.0113 Determination of Location of Environmentally Sensitive Lands, Applicability of Division and 
Decision Process 

The determination of the precise location of the steep hillsides on a site shall be made with the information 
submitted by the applicant, and any other information available, including City maps and records and site 
inspections. If the proposed development encroaches into the steep hillside area or does not observe the required 
setback from the steep hillsides to obtain an exemption, a Neighborhood Development Permit or Site 
Development Permit will be required in accordance with Table 143-01A. 

The permit required is based on the type of development proposed and the type of environmentally sensitive lands 
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present (in addition to steep hillsides). 

If the site contains steep hillsides but does not have 50 feet of vertical elevation, an off-site analysis of the 
adjacent property(s) must be made to determine whether the steep hillsides on the subject site are part of a steep 
hillside system that extends off-site and exceeds the 50-foot elevation. See Diagram 1-2. If the 50-foot elevation 
is met when considering the extension of the steep hillsides off-site, the subject site will be subject to the steep 
hillside regulations. 

Diagram 1-2: Off-Site Steep Hillside Criteria 

Lot •A• Ia subject to Environmentally Sensitive 
Lands Regulations since the 25' high on-site 

slope Is part of a hillside that extends 
off sHe and exceeds 50' elevation 

The measurement of the vertical elevation of the steep hillside shall consider the entire slope system and not onl y 
the individual portions of the slope with at least 25 percent gradient. That is, the measurement of the vertical 
elevation may include some areas with less than 25 percent gradient as long as the overall, predominant slope 
gradient is 25 percent. See Diagram 1-3. 

Diagram 1-3: Average Gradient 

The hillside Is subject to Enviornmentally 
Sensitive Lands Regulations since the 

overall gradient Is at leaat 25% (even 
though small portions of hillside 

are less than 25% gradient) 

(C) 143.0140(a) Requirement for Covenant of Easement 

Any portions of a site containing steep hillsides (or any other Environmentally Sensitive Lands) that are not part 
of the allowable development area, shall be left undeveloped and in their natural state. Assurance of the 
continued preservation of the remainder portion will be achieved with the requirement for the property owner 
to record a covenant of easement against the title to the property that will maintain that portion of the property 
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in its natural state and only permit uses that are identified in the approved Neighborhood Development Permit 
or Site Development Permit The property owner may offer to dedicate in fee the remainder portion of the site, 
although the City is not obligated to accept the dedication. Such decision by the City will be based on a nu mber 
of factors including, but not limited to, the property's location, necessary maintenance, and permitted uses. 

(D) 143.0140(b) and (c) General Regulations for Subdivisions 

(b) When a subdivision is proposed, the allowable development area shall be based on the area of the original 
unsubdivided premises. All development, including pads, graded areas, streets and driveways shall be 
located within the allowable development area and any encroachment into steep hillsides that is permitted 
will be based on the entire premises and not calculated separately for each newly created lot. For lots 

· where development is not proposed at the time of subdivision, the grading plan must indicate the limits of 
future development of such lots and this future potential development area will be included in the 
development area calculation for the subdivision. 

(c) Each newly created lot within a subdivision shall include some portion that does not conta in steep hillsides 
that will serve as the location (or future location) of development of the lot. See Diagram 1-4. Since this 
area without steep hillsides will be considered part of the total development area of the subdivision, it should 
be sufficient in size to accommodate a reasonable development without requiring additional encroachment 
into steep hillsides. If aClditional encroachment is desired for development area on an individual lot, 
development area calculation will be based on the original subdivision and not the individual lot. That is, 
even if the individual lot has a development area that is less than 25 percent of the lot area, additional 
encroachment into steep hillsides on the lot will only be permitted if the development area of the original 
subdivision was less than 25 percent of the area of the original unsubdivided premises. 

Diagram 1-4: General Regulations for Subdivisions 

Design subdivision so that 
each new lot contains some 
existing development area 
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E) 143.0142(a)(2) and (3) Development Area 

(2) The allowable development area of a site containing steep hillsides shall be calculated as follows: 

" 
The existing development area includes all developed portions of a site plus any undeveloped portions that 
do not contain steep hillsides. The total development area includes the existing development area plus any 
areas proposed for any development. Included as part of the allowable development area are all areas of 
grading, including the limits of cut and fill slopes, all structures and all other improvements, other than 
erosion control measures, as described in (H), below. 

If the existing development area is less than 25 percent of the total site area, then the allowable development 
area will also include the amount of encroachment into steep hillsides necessary to achieve a total 
development area that is equal to 25 percent of the site. See Diagram 1-5. 

Diagram 1-5: Development Area Calculation with 15% Existing Development Area 

• 15% existing development area /85% steep hillsides 
• encroachment • 10% of site area for a total 

development of 25'/o 

1 Oo/o Encroachment 

If the existing development area is more than 25 percent of the total site area (less than 75 percent of the 
site containing steep hillsides), then no encroachment into the steep hillsides shall be permitted, except as 
described in Section 143.0142(a)(3), below .. See Diagram 1-6. 

Diagram 1-6: Development Area Calculation with 25% Existing Development Area 

No encroachment permitted since 25% 
development area is existing 

~--··- 
I 
I . 

25'/o 
Existing 

Dev. 
Area 

If a site has no existing development area (100% of the site containing steep hillsides), a maximum 25 
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percent of the site area may be encroached upon to achieve the allowable development area, except as 
described in Section 143.0142(a)(3), below. See Diagram 1-7. · 

Diagram 1-7: Development Area with no Existing Development Area 

hment for development area 

Small isolated pockets of 25 percent or greater 
gradient completely surrounded by existing development area shall be considered part of the existing 
development area provided the pockets total less than 10 percent of the existing development area. 
Development of such pockets will not be counted as encroachment. Likewise, small pockets of less than 
25 percent gradient surrounded by steep hillsides shall be considered part of the steep hillsides and 
development of these pockets will only be permitted consistent with the regulations for all other steep 
hillsides. See Diagram 1-8. 

Diagram 1-8: Small Isolated Pockets 

Part ofat .. p 

r----------------------
Exlatlng 

development 

lllltaldearea .,.I...--

Additional development proposed within the development area of a premises with an approved Site 
Development Permit will be permitted only if the proposed development is in substantial conformance with 
the Site Development Permit. Such a development area will not be considered "disturbed" so as to qualify 
as an exemption from the Environmentally Sensitive Lands regulations for any additional future 
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development. 

(3) An additional 15 percent of site area (for a maximum of 40 percent of the site area) may be encroached 
upon and used as development area for the following conditions: 

For projects where the following major public facilities are required, an additional15 percent development 
area may be permitted when it is not feasible to locate them within the allowable 25 percent 

development area: publicly-ow,ned parks and recreation facilities, fire and police stations, publicly-owned 
libraries, public schools, major public roads and prime arterials, and public utility systems. 

For projects where the existing development area is not contiguous, an additional 15 percent of the site may 
be encroached upon in order to connect the development areas. See Diagram I-9. This additional 
encroachment shall not apply if there exists a single contiguous development area with direct access that 
equals at least 25 percent of the site area. If an additional 15 percent development area is not sufficient 
connect the development areas, a deviation may be requested in accordance with Section 143.0150. 

Diagram 1-9: Additional encroachment for Non-Contiguous Development Areas 

r--··--··--··--··--··--
: 15% exlatlng 
I development 

I 
I 

Addltlonal15% development I 
area to connect non-contiguous 
existing development areas ----.r--71 

For projects where the existing development area does not have direct access to a public right-of-way, an 
additional 15 percent of the site may be encroached upon in order to gain access to the development area. 
See Diagram 1-10. If the existing development area is less than 25 percent of the site area, the 
encroachment for access shall be included in the allowable 25 percent development area. If additional 
encroachment is still needed to gain access, an additional 15 percent of the site may be encroached upon 
(for a maximum development area of 40 percent of the site area). If the existing development area is more 
than 40 percent and has no access or if the additional15 percent development area is not sufficient to obtain 
access, a deviation may be may be requested in accordance with Section 143.0150. 

7 



--·----·---------------------------

Land Development Manual - Steep Hillside Guidelines 

Diagram 1-10: Additional Encroachment for Access to Development Area 
a 
I 

I 

Street I 
I 

I 
Addltlonal15'l!. develOpment 
area to provide aooesll to 
existing development are.~tt------' 

(F) 143.0142(e) Hold Harmless and/or Indemnification Agreement 

Exlatlng 
development 

area 

11/18/97 

In general, a Hold Harmless Agreement will be required with the Site or Neighborhood Development Permit 
for all proposed developments on sites containing steep hillsides. 

The requirement for an indemnification agreement will depend on how the remainder portion of the site will be 
maintained in its natural condition and the level of public access anticipated on the remainder portion. 

When the remainder portion of the site is dedicated in fee to the City, an indemnification agreement will 
not be required for that area. 

When the remainder portion of the site is dedicated as an easement, a hold harmless and/or indemnification 
agreement may be required if public access is anticipated on that portion. 

(G) 143.0142(t) Drainage 

To the extent feasible, all drainage from development of a site containing steep hillsides should be directed aw ay 
from any steep hillside areas and directed towards a public storm drain system or onto a street developed with 
a gutter system designed to carry surface drainage runoff. This does not apply to natural drainage courses 
existing on the portions of the site that are not proposed to be developed. These natural drainage courses shoul d 
be retained where feasible, but not be impacted by additional runoff from the developed portions of the site. 

(H) 143.0142(g} Erosion Control Measures 

Erosion control measures include, but are not limited to, retaining walls, air placed concrete and other structures, 
devises, or methods appropriate for controlling or minimizing erosion. AD· feasible methods of erosion control 
shall be considered, including sandbags, revegetation, and drainage diversion and improvements. 
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Erosion control measures do not include those preventive meassures required for soil stabilization or drainage. 

Air-placed concrete, retaining walls, and buttress fills shall only be used to protect existing principal structures 
or public improvements and if it is determined that no other less impacting method will accomplish the erosion 
control. 

Erosion control measures that impact steep hillsides shall require a Neighborhood Development Permit or Site 
Development Permit, Erosion control measures are not subject to the 25 percent development area limit as 
long as they do not impact sensitive biological resources and are not located within the deliniated viewshed 
areas of Map Drawing No. C-720. 

A geotechnical report shall be required documenting the need for the erosion control measure unless it is 
demonstrated by the City Manager through the submittal of an appropriate investigative report, documentation. 
or other evidence that unstable conditions on the site do not exist. 

The geotechnical report shall identify the type and design of the erosion control measure necessary, based 
upon site specific conditions. 

The City manager shall determine if any repair or maintenance activity of an approved and permitted erosion 
control measure constitutes a minor modification or requires an amendment to the permit(s) or a new 
permit(s). The City Manager shall require submittal of necessary reports, documents or any other material 
necessary to make such determination. Repair or maintenance of an erosion control measure which was 
constructed or placed without City approvals or permits shall necessitate all required approvals and permits 
to be obtained. 

Section II 
Design Standards 

In designing a development proposal for a site containing steep hillsides, the following standards must be 
incorporated into the project design, as described below. The design standards are grouped by project type to 
which they are applicable and guidelines are provided for meeting each standard. The approval of a Neighborhoo d 
Development Permit or Site Development Permit requires general conformance with all of the applicable design 
standards and the indicated guidelines provide methods by which conformance may be achieved. Not all of the 
guidelines may be necessary in order to comply with a particular standard. The development shall incorporate as 
many guidelines as necessary to comply with the standard and make the required findings for permit approval. 

(A) Individual Single Dwelling Unit 

Standard 1: Development on steep hillsides shall respect existing natural landforms. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Significant natural features such as drainage courses, rock outcroppings, sensitive biological 
resources and mature trees should be preserved and incorporated into the development design. 
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The height of manufactured slopes should be minimized so as not to become a prominent feature in 
the grading design. ' 

Development should avoid large areas containing steep hillsides with a natural gradient in excess of 
200 percent, except that: 

Access to the site may encroach into these steep hillsides only if no other feasible means of 
access to the property exists. 

Development may encroach into these steep hillsides if there are no other areas that are feasible 
for development or the area with the.se steep hillsides constitutes a minor portion of the entire 
site. 

When the top of a steep hillside is cut and fill is placed on the hillside, the fill slope should be 
blended with the natural steep hillside. 

[SEE DIAGRAM 11-1, page 25] 

If located adjacent to natural topography or manufactured slopes that are landform graded, newly 
created manufactured slopes should be landform graded with undulating slopes, irregular/ varying 
gradients, and with the top (crest) and bottom (toe) of new manufactured slopes rounded to resemble 
natural landforms. 

[SEE DIAGRAM 11-2, page 25] 

Standard 2: Site improvements shall be designed and sited to minimize impacts to the steep hillside areas. 

This standard may be achieved by ·incorpor!lting into the development design, the following guidelines •. as 
appropriate, for the site conditions and the proposed development: 

Development should be concentrated in the least steep areas of the site in order to preserve as much 
of the natural terrain as possible. 

Development could be located close to the street in order to preserve as much of the natural terrain 
as possible. 

[SEE DIAGRAM 11-3, page 25] 

When designing a structure on a lot, the siting, orientation and steep hillside disturbance should 
blend with the s.urrounding developed properties. 

Retaining walls could be used to reduce the total extent of grading in the steep hillside areas, subject 
to the following: 

The maximum height for a single retaining wall, measured from grade to grade, shall be 10 
feet. When the overall retained height would exceed 10 feet, the retaining wall shall be broken 
into multiple stepped walls, with no individual wall height exceeding 6 feet. 
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A minimum horizontal distance of 3 feet shall be maintained between each individual wall in 
the stepped wall system, and shall be landscaped. 

[SEE DIAGRAM 11-4, page 26] 

Retaining walls could be incorporated into the design of the structure so that they become part 
of the structure. 

[SEE DIAGRAM 11-5, page 26] 

The color of retaining walls should blend with the natural terrain and the color of the structures 
on the site. 

Gravity retaining walls could be used, regardless of the height, provided that landscaping and 
irrigation is installed in the face of the wall. 

Long driveways should follow the contours of the natural terrain. 

[SEE DIAGRAM 11-6, page 26] 

Fence locations should not enclose natural steep hillside areas that are protected by way of 
easements, conditions of permit, or other mechanisms intended to protect the area in a natural state. 

Pools, tennis courts and other features that require large graded areas should not be permitted in the 
steep hillside areas of the site. 

Standard 3: The design and placement of structures on the site shall respect the steep hillside character of 
the site. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Structures should be designed to fit the natural contour of the site rather than the site being altered 
to fit a particular structure type. Large flat pads should be avoided in favor of stepped, or split-level 
structures that follow the general contours of the site. 

. [SEE DIAGRAM 11-7, page 27] 

Structure designs and foundation types should be utilized that are compatible with the existing steep 
hillside conditions and require less grading. 

[SEE DIAGRAM 11-8, page 27] 

Structures could be utilized to screen high retaining walls and extensive manufactured slopes. 

[SEE DIAGRAM 11-9, page 27] 
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Raised decks could be utilized for outdoor recreational space as an option to graded yards. 

Structures built on a rim of a canyon should be low in profile and stepped back from the .steep 
hillside area. 

When a structure is built on a steep hillside. it should be stepped to follow the natural line of the 
existing topography. · · 

[SEE DIAGRAM ll-10. page 28] 

· When located on a steep hillside. structures should be set into the steep hillside to help blend the 
structure into the site. 

[SEE DIAGRAM 11-11. page 28] 

The required parking could be incorporated within the structure. Where feasible, raised decks could 
be used for driveways. 

[SEE DIAGRAM II-12, page 28] 

Standard 4: Designated public view corridors from public streets and other public property, as identified 
in the adopted Land Use Plan, shall be maintained. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Structure placement and orientation could be utilized to maximize opportunities for view corridors. 

Landscaping could be utilized that will compliment and not obscure designated view corridors. 

Standard 5: Natural drainage patterns shall be respected to the extent feasible. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

There should be no increase in the peak rate or concentration of run-off which results in increased 
erosion to the steep hillside areas. 

Any increase in run-off from what occurs naturally should be directed away from the steep hillside 
areas. 

The amount of impervious surfaces should be minimized. 

If possible, grading during the rainy season should be avoided. There should be close phasing of 
grading operations,. slope erosion control and building construction to reduce the period when bare 
slopes are susceptible to erosion. · 
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(B) Single Dwelling Unit Subdivision 

Standard 1: Development on steep hillsides shall respect existing natural landforms. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Significant natural features such as drainage courses, rock outcroppings, sensitive biological 
resources and mature trees should be preserved to the greatest extent possible and incorporated into 
the development design. 

Development should avoid large areas containing steep hillsides with a natural gradient in excess of 
200 percent, except that: 

Access to the site may encroach into these steep hillsides only if no other feasible means of 
access to the property exists. 

Development may encroach into these steep hillsides if there are no other areas that are feasible 
for development or the area with these steep hillsides constitutes a minor portion (generally less 
that 10 percent) of the entire site. 

Steep hillsides between developed canyon bottoms and ridges could be maintained in their natural 
state. 

[SEE DIAGRAM II-13, page] 

When the top of a steep hillside is cut and fill is placed on the hillside, the fill slope should be 
blended with the natural steep hillside. 

[SEE DIAGRAM 11-1, page 25] 

The angle of lots and graded pads should follow the contours of the slope and/or the course of the . 
canyon rim and take advantage of views. 

[SEE DIAGRAM 11-14, page 29] 

Alteration of entire steep hillsides could be avoided by maintaining areas of existing natural 
topography in the design of the development. 

[SEE DIAGRAM 11-15, page 29] 

Priority should be given to the preservation of steep hillsides that are located adjacent to areas 
designated as open space. 
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Standard 2: The development shall be designed to minimize grading. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

. The design of streets and long driveways could be used to minimize the amount of grading, as 
follows: 

Streets and long driveways should follow the contours of the natural terrain. 

[SEE DIAGRAM 11-6, page 26] 

Streets could be located along ridges and valleys provided this location is not in conflict with 
other adopted regulations or policies. 

Streets that are narrow, single loaded, and/or split level could be provided. 

[SEE DIAGRAM II-16, page 30] 

Retaining walls could be utilized to reduce the total amount of grading provided their heights are 
minimized and they are only used in non-prominent locations. 

[SEE DIAGRAM 11-17, page 30] 

Alternative forms of retaining systems could be utilized to minimize grading. 

Gravity retaining walls could be used, regardless of the height, provided that landscaping and 
irrigation is installed .in the face of the wall. 

The size and shape of lots could be varied in order to maximize the amount of steep hillsides to be 
preserved. 

[SEE DIAGRAM U-18, page 30] 

The use of all areas of the site that do not contain steep hillsides should be maximized prior to 
encroaching into any steep hillside areas. 

Standard 3: Graded areas shall be designed to blend with existing or planned adjacent topography. 

This standard may be achieved by incorporating into the development design, the following guidelines, . as 
appropriate, for the site conditions and the proposed development: · 

If located adjacent to natural topography or ~factured slopes that are landform graded, newly 
created manufactured slopes should be landform graded with undulating slopes, irregular/ varying 
gradients, and with the top (crest) and bottom (toe) of new manufactured slopes rounded to resemble 
natural landforms. 

[SEE DIAGRAM II-2, page 25] 
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The transition between manufactured slopes and natural topography should be blended to avoid bars h 
angular lines. 

[SEE DIAGRAM 11-19, page 31] 

Landscaping on manufactured slopes adjacent to natural topography should be similar to the 
vegetation on the natural slopes. 

Slopes that are adjacent to major and secondary streets and highways and slopes in areas designated 
as significant public view areas should always be landfonn graded regardless of the adjacent 
topography. 

Standard 4: Site improvements shall minimize impacts to the steep hillside areas. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Development should be concentrated in the least steep areas of the site in order to preserve as much 
of the natural terrain as possible. 

[SEE DIAGRAM 11-20, page 31] 

Structures could be utilized to screen high retaining walls and extensive manufactured slopes. 

[SEE DIAGRAM 11-9, page 27] 

Breaks between structures coul~ be provided for visual access to steep hillside areas. 

Fence locations should not enclose natural steep hillside areas that are protected by· way of 
easements, conditions of permit, etc. 

Standard S: The placement of structures within the subdivision shall respect the steep hillside character of 
the site. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Structures and foundation types should be utilized that are compatible with the existing steep hillside 
conditions and require less grading. Split level and embedded structures should be encouraged. 

[SEE DIAGRAM 11-8, page 27] 

Structures built on a steep hillside should not project higher than the closest ridgeline above the 
structure. 

[SEE DIAGRAM 11-21, page 31] 
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Structures built at the top of a steep hillside or on a rim of a canyon should be low in profile and 
stepped back from the steep hillside area. 

Standard 6: Designated pub tic view corridors from pubHc streets and other pubHc property, as identified 
in the adopted Land Use Plan, shall be provided and maintained. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Breaks along the street could be provided where no structures will be located. 

Single·loaded streets could be provided adjacent to steep hillside areas and natural open space. 

[SEE DIAGRAM ll·22, page 32] 

The separation between buildings could be designed to maximize opportunities for view corridors. 

Public view corridors down sloping streets should be maintained. 

Views of steep hillsides should be preserved from public right-of-ways and parks and visual access 
to open space areas from steep hillside developments should be preserved. 

Standard 7: Natural drainage patterns shall be respected to the extent feasible. 

· This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropnate, for the site conditions and the proposed development: 

There should be no increase in the peak rate or concentration of run-off which results in increased 
runoff to the steep hillside areas. 

Any increase in run-off from what occurs naturally should be directed away from the steep hillside 
areas. 

If possible, grading during the rainy season should be avoided. There should be close phasing of 
grading operations, slope erosion control and building construction to reduce the period when bare 
slopes are susceptible to erosion. 

Existing drainage swales and gullies should be retained and incorporated into the design· of the 
development. 

(C) Multiple Dwelling Unit Development 

Standard 1: Development on steep hiDsides shall respect existing natural landforms. 
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This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Significant natural features such as drainage courses, rock outcroppings, sensitive biological 
resources and mature trees should be preserved to the greatest extent possible and incorporated into 
the development design. 

Development should avoid large areas conataining steep hillsides with a natural gradient in excess 
of 200 percent, except that: 

Access to the site may encroach into these steep hillsides only if no other feasible means of 
access to the property exists. 

Development may encroach into these steep hillsides if there are no other areas that are feasible 
for development or the area with these steep hillsides constitutes a minor portion of the entire 
site. 

Alteration of entire steep hillsides could be avoided by maintaining areas of existing natural 
topography in the design of the development. 

[SEE DIAGRAM II-15, page 29] 

Steep hillside areas should not be mass graded to create a large flat pad. Instead, smaller stepped 
pads could be used that follow the existing topography. 

[SEE DIAGRAM II-23, page 32] 

When the top of a steep hillside is cut and fill is placed on the hillside, the fill slope should be 
blended with the natural steep hillside. 

Standard 2: The development shall be designed to minimize impacts to steep hillsides. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

The design of streets and long driveways could be used to minimize the amount of grading, as 
follows: 

Streets and long driveways should follow the contours of the natural terrain. 

[SEE DIAGRAM II-6, page 26] 

Streets and driveways could be located along ridges and valleys provided this location is not 
in conflict with other adopted regulations or policies. 

Streets and driveways could be provided that are narrow, single loaded, and/or split level. 

[SEE DIAGRAM II-16, page 30] 
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Retaining walls could be used to reduce the total extent of 8nufing in the steep hillside areas, subject 
to the following: 

The maximum height for a single retaining wall, measured from grade to grade, shall be 10 
feet. When the overall retained height would exceed 10 feet, the retaining wall shall be broken 
into multiple stepped walls, with no individual wall height exceeding 10 feet. ·A minimum 
horizontal distance of 3 feet shall be maintained between each individual wall in the stepped 
wall system and shall be landscaped. 

[SEE DIAGRAM Il-4, page 26] 

Retaining walls could be incorporated into the design of the structure so that they become part 
of the structure. 

[SEE DIAGRAM 11-5, page 26] 

The color of retaining walls should blend with the natural terrain and the color of the structures 
on the site. 

Gravity retaining walls could be used, regardless of the height, provided that landscaping and 
irrigation is installed in the face of the wall. 

Standard 3: Graded areas shall be designed to blend with existing or planned adjacent topography. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

If located adjacent to natural topography or manufactured slopes that are landform graded, newly 
created manufactured slopes should be landform graded with UIJ.<iulating slopes, irregular/ varying 
gradients, and with the top (crest) and bottom (toe) of new manufactured slopes rounded to resemble 
natural landforms. 

. [SEE DIAGRAM 11-2, page 25] 

The transition between manufactured slopes and natural topography should be blended to avoid harsh 
angular lines. 

[SEE DIAGRAM II-19, page 31] 

Landscaping on manufactured slopes adjacent to natural topography should be similar to the 
vegetation on the natural slopes. 

Slopes that are adjacent to major and secondary streets and highways and slopes in areas designated 
as significant public view areas should always be landform graded regardless of the adjacent 
topography. 
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Standard 4: Site improvements shall be designed and sited to minimize impacts to the steep hillside areas. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Development should be concentrated in the least steep areas of the site in order to preserve as much 
of the natural terrain as possible. 

[SEE DIAGRAM II-20, page 31] 

Development could be located close to the street in order to preserve as much of the natural terrain 
as possible. 

[SEE DIAGRAM 11-3, page 25] 

Multiple small parking lots at different levels could be utilized instead of one large parking lot. . 

Pools, tennis courts and other features that require large graded areas should be located on the flatter 
portions of the site. 

Standard 5: The design and placement of structures on the site shall respect the steep hillside character of · 
the site. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Structures should be designed to fit the natural contour of the site rather than the site being altered 
to fit a particular structure type. Large flat pads should be avoided in favor of stepped, or split-level 
structures that follow the general contours of the site. 

[SEE DIAGRAM II-7, page 27] 

Structure designs and foundation types should be. utilized that are compatible with the existing steep 
hillside conditions and require less grading. 

[SEE DIAGRAM ll-8, page 27] 

Structures built at the top of a steep hillside or rim of a canyon should be low in profile and stepped 
back from the steep hillside area. 

Structures could be utilized to screen high retaining walls and extensive manufactured slopes. 

[SEE DIAGRAM II-9, page 27] 

Structures built on a steep hillside should not project higher than the closest ridgeline above the 
structure. 

[SEE DIAGRAM II-22, page 32] 
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Raised decks and roof decks could be utilized for outdoor recreational space. 

Parking could be located under the structure on up-sloping lots and on top of structure on down
sloping lots to reduce grading needed for parking lots. 

[SEE DIAGRAM ll-24, page 32] 

Standard 6: Designated public view corridors from public streets and other public property, as designated 
in the adopted Land Use Plan, shall be provided and maintained. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the propoSed development: 

Pedestrian access ways could be provided adjacent to natural open space. 

The separation between buildings could be designed to. maximize opPortunities for view corridors. 

Structure placement should be oriented to respect designated view corridors. 

Landscaping could be utilized that will enhance and not obscure designated view corridors. 

Standard 7: Natural drainage patterns shall be respected to the extent feasible. 

This standard may be achieved by incorporating into the. development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

There should be no increase in the peak rate or concentration of run-off which results in increased 
erosion to the steep hillside areas. 

Any increase in run-off from what occurs natuially should be directed away from the steep hillside 
areas. 

The amount of impervious surfaces should be minimized. 

{D) Commercial, Industrial, and Other Non-Residential Development 

Standard 1: Development on steep hillsides shall respect existing natural landforms. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Significant natural features such as drainage courses, rock outcroppings, sensitive biological 
resources and mab.lre trees should be preserved to the greatest extent possible and incorporated into 
the development design. 
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Development should avoid large areas containing steep hillsides with a natural gradient in excess of 
200 percent, except that: 

Access to the site may encroach into tllese steep hillsides only if no other feasible means of 
access to the property exists. 

Development may encroach into these steep hillsides if there are no other areas that are feasible 
for development or the area with these steep hillsides constitutes a minor portion of the entire 
site. 

Areas of existing natural topography should be integrated into the design of the development. 

Priority should be given to the preservation of steep hillsides that are located adjacent to areas 
designated as open space. 

When the top of a steep hillside is cut and fill is placed on the hillside, the fill slope should be 
blended with the natural steep hillside. 

[SEE DIAGRAM II-1, page 25] 

Standard 2: The development shaH be designed to minimize gi-ading. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Streets and driveways should follow the contours of the natural terrain. 

[SEE DIAGRAM II-6, page 26] 

The use of all areas of the site that do not contain steep hillsides should be maximized prior to 
encroaching into any steep hillside areas. 

Retaining walls could be used to reduce the total extent of grading in the steep hillside areas, subject 
to the following: 

The maximum height of a single retaining wall located adjacent to natural steep hillsides 
designated as open space or adjacent to major and secondary streets and highways or sidewalks, 
measured from grade to grade, shall be 10 feet. When the overall retained height would exceed 
10 feet, the retaining wall shall be broken into multiple stepped walls, with no individual wall 
height exceeding 10 feet. A minimum horizontal distance of 3 feet shall be maintained between 
each individual wall in the stepped wall system and shall be landscaped. 

[SEE DIAGRAM II-4, page 26] 
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Retaining walls could be incorporated into the design of the structure so that they become part 
of the structure. 

[SEE DIAGRAM ll-5, page 26] 

Gravity retaining walls could be used, regardless of height, provided that landscaping and 
irrigation is installed in the face of the wall. 

Narrow, single loaded, and/or split level streets and driveways could be utilized where possible. 

Shared access to adjacent lots could be used to reduce the amount of grading required for driveways . 

Development areas should be located at varying elevations to respect the existing contours of the 
site. 

The size and shape of lots could be utilized to maximize the amount of steep hillsides to be 
preserved. 

[SEE DIAGRAM II-18, page 30] 

Standard 3: Graded areas shall be designed to blend with existing or planned adjacent topography. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

If located adjacent to natural topography or manufactured slopes that are landform graded, newly 
• created manufactured slopes should be landform graded with undulating slopes, irregular/ varying 

gradients, and with the top (crest) and bottom (toe) of new manufactured slopes rounded to resemble 
natural landforms. 

[SEE DIAGRAM 11-2, page 25] 

The transition between manufactured slopes and natural topography should be blended to avoid bars h 
angular lines. · 

[SEE DIAGRAM 11-19, page 31] 

Landscaping on manufactured slopes adjacent to natural topography should be similar to the 
vegetation on the natural slopes. 

Slopes that are adjacent to major and secondary streets and highways and slopes in areas designated 
as significant public view areas should always be landform graded regardless of the adjacent 
topography. 
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Standard 4: Site improvements shall be designed and sited to minimize impacts to the steep hillside areas. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
. appropriate, for the site conditions and the proposed development: 

Development should be concentrated in the least steep areas of the site in order to preserve as much 
of the natural terrain as possible. 

[SEE DIAGRAM II-19, page 31] 

The design and placement of site improvements should take into consideration the location 
surrounding developments. 

Parking located near the top of steep hillside areas should be set back from the edge of steep hillsides 
or buffered with a combination of berms and landscaping. 

[SEE DIAGRAM II-25, page 33] 

Parking areas should be terraced to reflect existing topography. 

Parking structures could be used to reduce the amount of graded, surface parking needed. 

Multiple small parking lots at different levels could be utilized instead of one large parking lot. 

Standard 5: The design and placement of structures on the site shall respect the steep hillside character of 
the site. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: · 

Structures built at the top of a steep hillside or rim of a canyon should be low in profile and stepped 
back from the steep hillside area. 

The use of reflective building materials should be minimized. 

Structures could be utilized to screen high retaining walls and extensive manufactured slopes. 

[SEE DIAGRAM II-9, page 27] 

When located near the top of steep hillside areas, buildings should be situated so that landscaped 
parking areas may serve as a buffer between the steep hillside area and the building. 

When a structure is built on a steep hillside, it should be stepped to follow the natural line of the 
existing topography. · 
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[SEE DIAGRAM II-10, page 28] 

When located on a steep hillside, structures should be set into the steep hillside to help blend the 
structure into the site. 

[SEE DIAGRAM n:.11, page 28] 

Underground, tuck-under, rooftop, and/or integrated structured parking could be used in the design 
of the structures. 

[SEE DIAGRAM 11-24, page 32] 

Multiple smaller buildings at different elevations could be used as an option to a single large 
building. 

Decks and other spaces integrated into the building could be used for public space. 

Standard 6: Designated public view corridors from public streets and other public property, as identified 
in the adopted Land Use Plan, shall be provided and maintained. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

Pedestrian access ways could be provided adjacent to natural open space areas. 

Structure placement and orientation could be utilized to maximi;ze opportunities for view corridors. 

Landscaping could be utilized $\t will complement and not obscure designated view corridors. 

Standard 7: Natural drainage patterns shall be respected to the extent feasible. 

This standard may be achieved by incorporating into the development design, the following guidelines, as 
appropriate, for the site conditions and the proposed development: 

There should be no increase in the peak rate or concentration of run-off which results in increased 
erosion to the steep hillside areas. 

Existing drainage swales and gullies should be retained and incorporated into the design of the 
development. 

The amount of impervious surfaces should be minimized. 
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Diagrams for Design Standards 

Diagram 11-1: Fill Slopes Blended with Natural Steep Hillsides 

Round edges of m1 to blend 
with natural hillside. Avoid angular Intersection 

within natural contours. 

Round top and bottom of ftll to blend 
with hillside. 

Diagram 11-2: Landform Graded Slopes 

Landform Oradlng Plan 

Variable alope 
gradient throughout 

Irregular, ourvlng 
contours 

Rounded lop and 
bottom of alope 

Diagram 11-3: Building Locations 

··--··--J·--··--··--··-J·---··--....... 
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Diagram 114: Retaining Wall Height 

Slnalewal Mullple aappecl wan 

Diagram 11-5: Retaining Wall within Structure 

Diagram 11-6: Long Driveways 
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Diagram 11-7: Structures that fit Natural Contours 

Diagram 11-8: Steep Hillside Structure I Foundation types 

and rellllnlng wal 

Polo hou .. 

Bridge or 
open &pan 

Embedded or 

Diagram 11-9: Structure located in front of Manufactured Slope 

L.ocate structure 
In front of manufactured slope 
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Diagram ll-10: Stepped Building 

Diagram II-11: Building set into Steep Hillside 

Diagram ll-12: Parking on Steep Hillside Sites 
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Diagram 11-13: Natural Hillsides Retained between Development Areas 

Cut for pad Maintain natural hillside 

/ 

between pada 

FlU for pad 

Diagram ll-14: Lots that Follow Hillside Contours 

Diagram 11-15: Retained Areas of Undisturbed Hillsides within Development 
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Diagram D-16: Split Level Street 

Spat level roada oan reduce ane dlaturbanoe 

Diagram D-17: Use of Retaining Walls in Hillside Developments 

Reduce amount 
of cut 

Reduce amou.nl 
otnn 

Diagram D-18: Varied Lot Size and Shape 

IXIstlaJ 
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Diagram 11-19: Blended Manufactured Slopes __ _ 

Avoid harah, eaaUy eroded 
formes and high, ateep banta 

Retain amooth flow of 
ground form 

Diagram II-20: Development Located on Least Steep Areas · 

Locate Development on flatter portions of the alte. 

Diagram II-21: Building Located near Ridgeline 

Existing Ridge 

Structure should- - - - - - - - - - - - - - -~ 
not project above 
the elevation of 
Rldgellne above. 
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Diagram ll-22: Single Loaded Streets 

Diagram ll-23: Stepped Pads 

Create multiple small 
pads that follow the 
contour of the 

Original hillside 

; __ 

Diagram ll-24: Parking for Hillside Structures 

32 

11/18/97 . 



Land Development Manual - Steep Hillside Guidelines 

000 

Diagram II-25: Parking Lots Near Steep Hillsides 

Parking cloaar 
kl ataep hlllald .. 
but acree ned will 
laadaoaplllglbarma 

DOD 
BuHdlllll 

Section Ill 
Community-Specific Requirements 
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frorn ••••P IIHialdaa 

11/18/97 

The following guidelines are recommendations for development on steep hillsides within specific Community 
Plans that are not addressed elsewhere in the Steep Hillside Guidelines. The recommendations came directly 
from the indicated Community Plan and conformance is required in order to make the findings for development 
approval. [Additional recommendations from various Community Plans are not listed in this Section because they 
are incorporated elsewhere in the Steep Hillside Guidelines and applicable citywide.] 

(A) Mira Mesa 

Grading over the rim of Los Penasquitos Canyon shall not be permitted. 

Clustered units, single-story structures or single-story elements, roofs sloped toward the canyon, or 
increased setbacks from the· canyon rim shall be used to ensure that visibility of new development from Los 
Penasquitos Canyon Preserve is minimized. Development shall not be visible from the northern trail in Los 
Penasquitos Canyon or the location of the planned trail in Lopez Canyon at the point that is located nearest to 
the proposed development. Lines-of-sight .from the trails to the proposed development shall be submitted by 
the applicant. 

Fences adjacent to Los Penasquitos Canyon Preserve shall be constructed of wrought or cast iron, or vinyl-
coated chain link with a wooden frame. · 

Landscaping adjacent to Los Penasquitos, Lopez, Carroll or Rattlesnake canyons shall be predominantly 
native species. 

Wherever possible, public access to the rim and view of Los Penasquitos Canyon Preserve should be 
provided in the form of paths, scenic overlooks, and streets. 

(B) Rancho Penasquitos 

In the Black Mountain transition zone, as shown in the Comm~ity Plan, a gradual transition using 
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For the Penasquitos Canyon transition zone, as shown in the Community Plan, in those areas where 
residential development backs onto proposed open space, a buffer at least 50 feet wide should be created. 
Layers of the buffer should include the rear yard areas; a consistent fence styie along the length of the 
development; clusters of shrubs and trees offsetting the fence line; and a rounded slope with the · 
landscaping gradually blended into the natural vegetation where manufactured slopes are necessary. The 
natural vegetation should be replaced whenever possible, except within the Fire Management Zone. 

The ridge-canyon relationship should be maintained and not obliterated. While hilltops and valleys may be 
graded to permit development, the sense of distinctive landform should remain. Special care should be 
taken to preserve the landform of the ridgetop in the Black Mountain area and the Camino Ruiz open 
space corridor in Penasquitos Canyon. 

For artificial slopes over 15 feet in height, slopes should be blended, tops of slope banks should be 
rounded, and contoured or sculptured, grading should be both horizontally and vertically, all artificial 
slopes should be blended to meet native terrain. The overall effect desired is a natural undulating terrain 
rather than a manufactured appearance. 

Siting of buildings along canyon rims should consider city-wide brush management requirements. 
Minimum setbacks from top of slope ranging from 20 to 50 feet (depending on fire severity rating) should 
be required in order to reduce the potentially significant environmental impacts associated with the brush 
management. 

The treatment of rooftops should be varied on sloping sites,. rather than consisting of extended horizontal 
lines. Rooflines should be used to emphasize the variety in shape and flowing character-of the hillside 
instead of masking it. · 

(C) Miramar Ranch North 

Site planning should maintain the topographic relief of the existing terrain and preserve significant views 
from and of development areas as shown on the 1 "400' scale concept grading plan which may be found in 
the map pocket of the Community Plan. 

It is recognized that in some portions of the Community Plan, substantial cuts and fills are required. 
These cut and fill areas arise where important streets must ·meet City engineering standards, such as for 
grades and curve radii. Three cases in point are Scripps Ranch Boulevard at the western entrance to the 
community; Spring Canyon road along are the ridge between Scripps Ranch and Miramar Ranch North; 
and the north-south road passing by the eastern elementary school site, through Cypress Canyon, and 
northward across the power easement. In the. detailed engineering of important roads in the Community 
Plan area, care should be taken to minimize the cuts and fills to the extent feasible while meeting City road 
standards. 

The height difference between ridges and canyons should be retained to the greatest extent possible. 
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(D) Cannel Mountain Ranch 

In general, manufactured slopes should be a maximum grade of 2:1, and no more than 50 feet in height. 
Exceptions to this standard include the manufactured slopes along North City Parkway and within Units 
41, 22, 23 ,20, 5, 5A, 6, 6A, 9, 15, and 15A. Special design guidelines for some of these slopes are 
provided below. 

Some of the manufactured slopes in or adjacent to Units 41, 22, 23, 5, 5A, 15 and 15A may be equal to or 
greater than 50 feet in height. 

- Unit 41: A 50-foot vertical separation is likely at the western perimeter of this parcel along Cannel 
Mountain Road. 

-Unit 22: Two cut slopes ranging from 50 feet to 60 feet may be necessary at selected locations along the 
western perimeter of the parcel. 

-Unit 23: The variable topography in this area may require two interior slopes of 50 feet and two fill 
slopes ranging from 70 feet to 100 feet. 

- Unit 5 and 5A: A vertical separation ranging from 50 feet to 60 feet is anticipated between Units 5 and 
6. 

-Units 15 & 15A: A vertical separation of 50 feet is anticipated between Units 15, lSA and 16. In 
addition to the general design standards, the following measures are recommended to reduce the scale of 
tall manufactured slopes: 

Slopes should be heavily planted and utilize a variety of plants species and plant heights to modulate the 
appearance of the slope. 

Trees should be planted near the base of slopes to de-emphasize the scale of slopes: 

Boulders should be incorporated into the landscaping of slopes to retain the natural character of the site. 

If stable rock is uncovered during grading; slopes may be steepened to 1.5: 1 and 1: 1 to reduce the height 
of cut as well as provide an intere$ting visual feature. 

(E) Mission Valley 

Design roads serving hillside and canyon developments carefully and sensitively. 

1. Roads serving residential development near the upper ridge of the south rim of the Valley should be 
cui-de-sacs or loops extending from existing upland streets. These extensions should be "single 
loaded" (with structures on one side only and of minimum width). 

2. Roads serving Valley development (office, educational, commercial-recreation, commercial-retail) at 
the base of the steep hillsides should consist of short side streets branching off Camino Del Rio South 
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or Hotel Circle South. These side streets should provide primary access to projects in preference to 
collector street. 

Large scale development (commercial, office, or commercial-recreation) at the base of the steep hillsides . 
should not cut or grade, nor extend above the 150-foot elevation contour on the southern slopes. 

All that portion of the Mission Valley Community Plan area located south of Interstate 8 should be 
incorporated into a South Mission Valley Height Limitation Zone, which established a height limitation of 
a new or altered buildings of 40 to 65 feet. 

\ 

The steep hillsides should provide a clear area of demarcation between the Mission Valley Community 
Plan area and the communities on the mesas above Mission Valley. · 

Development at the base of slopes should utilize the following design principles: 

1. Emphasize a horizontal rather than a vertical orientation for building shape. 

2. Step back each successive floor of the structure to follow the natural line of the slope. 

3. Utilize building materials~ colors which are of earth tones, particularly dark hues. 

4. Design roof areas to minimize disruption of views from the crest of the hillsides. Sloped or 
landscaped roofs and enclosed mechanical equipment can help to achieve this effect. 

(Municipal Code/PDO) 

Orient development towards the valley and take access to Mission Valley projects from roads that do .not 
extend above the 150-foot elevation contour. 

Preserve the natural landform and greenbelt of the southern hillsides and rehabilitate the-northern hillsides. 

Southern Slopes: 

1. Preserve existing steep hillsides and use the steep hillsides as a backdrop and guide to building form. 

2. Cluster, contour and terrace structures into sites to preserve the form of the steep hillsides. 

3. Cluster development in disturbed or sparsely vegetated portions of the slope. 

4. Design automobile access to minimize hillside disruption. To avoid excessive grading, locate 
automobile access adjacent to street access and separated from habitable building sections. Linkages 
from the street to the building should be made through pedestrian ways or bikeways. 
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Northern Slopes: 

1. Develop near the base of the slope. Building height and setbacks should be designed to create a band 
of visible open slope areas landscaped according to City-wide standards between the ridge line. and 
building roofs that mirror the greenbelt effect of the southern hillsides. 

2. Development beyond the base of the steep hillsides should be low in profile. 

3. Adapt building and parking areas to the terrain. Minimize the visual impact of buildings by terracing 
them up or down a slope, providing view corridors through them and terracing outdoor deck areas. 

(F) Sabre Springs 

Fill slopes should be minimized along the creek environments in order to maximize view potentials and 
minimize erosion from such slopes. This is particularly important along Penasquitos Creek. 

Daylight cut and fill methods should be used to the extent feasible in grading of development areas on 
prominent ridges near Poway Road and Interstate 15, and in the southeast portion of the planning area. 
Grading in these areas should result in minimal fill slopes, and in retention of steep ridge slopes between 
ridge top and canyon housing sites in a natural state to the greatest extent feasible. 

All manufactured slopes, both temporary and permanent, should be a maximum grade of 2 to 1, and no 
more than 30 to 50 feet in height. Slopes exceeding the height limit at the freeway interchange, along the 
southeast boundary, and along the southwest boundary should be specially treated as described in the 
Community Plan. · 

Grading should be limited to what is necessary such that spillovers into natural areas such as the creeks are 
avoided and native vegetation to be prese>rved is not trampled. The final earth surface of development 
sites should be watered and rolled to form a hardened, compacted cap of soil which will minimize dust and 
erosion. 

(G) La Jolla 

Where the linkage between two areas of designated open space is provided by ·steep hillsides, such as the 
steep hillsides that lie between Soledad Open Space Park and La Jolla Heights Park, development will be 
sited in a manner that preserves that linkage. · 

Set back large residential structures from the brow of the hillside. This is especially important for those 
locations that are visible from natural open space systems, park lands and the seashore. The reservation of 
the natural character of these areas depends upon minimizing visual intrusions. 

Provide visual access to open space areas in all large developments that are proposed on steep hillsides. 
Public views of open space areas can be enhanced by providing roadway turnouts at scenic locations. 
Design walls and fences to accommodate existing public vistas, respecting the legitimate needs of privacy 
and public safety. 
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Limit public access in hillside areas that contain sensitive resources to scientific or educational use. 
Confine access to designated trails or paths and no access shhll be approved which would result in the 
disruption of habitat areas. 

Lot divisions shall be required to have a portion of each created lot in areas of less than 25 percent 
gradient. The portion of the lot to be in slopes of less than 25 percent gradient shall be equal to or · 
exceeding the area represented by the Building Size Ratio (floor area ratio) for the zone in which the 
property is located. This requirement would not apply to parcels restricted to open space uses, either by 
dedication or transfer of title to The City of San Diego or another responsible public agency. 

(H) San Pasqual Valley 

Building pads should not be created on the most visible portions of both the ridge lines and the valley floor. 

Although the use of retaining walls within view of the valley is highly discouraged, there may be instances 
in which no alternative is available. In this case, the retaining wall should not exceed six feet in height 
and should conform to the natural contour of the topography and be screened with indigenous landscaping. 
Earthtone colors and decorative natural materials such as stone construction should be used to blend with 
the natural landscape. 

Any parcels that have been disturbed by illegal grading should be restored through corrective grading 
techniques and/or revegetation of the native habitat. . 

The use of stem walls should be avoided. 

The facades of structures should be angled at varying degrees to follow the natural topography of the site. 

Rooflines of structures should vary in angle and height to provide a changing profile. Rooflines shall 
emphasize the natural landforms and help blend the structures.into the natural open space environment. 

Accessory uses such as tennis courts, gazeboes, and swimming pools that would require retaining walls 
and/or extensive structural supports visible from the valley should be avoided. Accessory uses should be 
set back from the ridgeline and properly screened with landscaping to be unobtrusive. In deck 
construction, large distances between structures and grade shall be avoided. 

In subdivisions, open space linkages should be required for pedestrian/bike traffic and equestrian trails 
linking the project with the valley's proposed trail system. 

In subdivisions, projects should be designed to provide appropriately sized open space linkages where 
deemed necessary to allow for wildlife movement and trail linkages. 

To reduce the need for property line fencing on major steep hillsides, subdivisions should be designed to 
place steep hillsides adjacent to proposed building pads in separate open space lots. Where property lines 
do transverse steep hillsides, fencing on the steep hillside area should be discouraged; however, where 
such fencing is required the fencing should be visually unobtrusive in color and material. 
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Fencing should be unobtrusive, typically open and non-opaque when viewed from public areas of the 
valley, with natural colors to blend with landscape. 

(I) Sorrento Hills 

There shall be no grading or development on the bluffs. 

In areas adjacent to Los Penasquitos Canyon Preserve, building roof lines should slope in a manner which 
complements the contours of the natural mesa edge landform. Individual building stories may be 
staggered contiguous to the mesa edge so as to minimize views ofstructures from the canyon bottom. 

When buildings and landscaping are introduced that can be viewed in the context of the bluffs, form, color 
and texture should be controlled so that development blends into the foreground and does not visually 
detract from the bluffs; 

(J) Navajo, Tierrasanta, East Elliott (within sub-area 2 of the Mission Trails Design District, in accordance 
with Chapter 13, Article 2, Division 7) 

New developments shall maintain contiguous public access inunediately adjacent to Mission Trails park 
edge or boundaries. 

In a conventional subdivision rear property lines shall not be permitted contiguous to Mission Trails park 
boundary. Access roads or bike paths could be used to buffer park from private yards. 

Common recreational/open space areas shall abut Mission Trails park boundary. Private property lines 
shall not be permitted within 20 feet of the park's edge or boundary. 

New developments inunediately abutting .Mission Trails park should provide open space linkages, 
bike/pedestrian (and equestrian if in East Elliott) access to the park. 

Only clustered development and structures that conform to steep terrain shall be permitted. 

Hillside development shall not be permitted on steep hillsides fifty percent or greater. The clustering 
concept should be applied to avoid those steep hillsides. 

Lots and structures should be oriented towards views and vistas of Mission Trails Park. For example, lots 
should be oriented at right angles to the contour lines in a staggered fashion instead of at right angles to 
the streets. 

Utilize for community or public land use those portions of the steep hillsides most exposed to public view, 
or from which the widest views are possible. 

Site major structures to show only a portion of themselves beyond the hill's brow or profile when viewed 
from important roads. 
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Do not obscure the hillside foot at the end of streets perpendicular to Mission Trails Park, with the 
exception as outline, except as follows: 

Only buildings of significance to the entire community should be allowed at the ends of streets 
perpendicular to Mission Trails Park. 

The paved surface ground in a given development shall not exceed forty-five percent of the total 
development areas, in otder to support the natural system of drainage. Paved surface ground includes 
structure foundations, driveways, patios, sidewalks, parking areas, and streets. 

At least three of the following techniques shall be employed to limit the amount of paved surface and 
further reduce interference with the natural drainage system: · 

a) Clustered design as previously described. 

b) Grading of foundation area only, open type foundations as previously described. 

c) Raised wood decks instead of concrete slabs for patios, driveways and parking. 

d) Common driveways or cui-de-sacs, and narrow street for access. 

e) Elimination of paved sidewalks. Provision of street sidewalks should be a response to need rather 
than to arbitrary policy. 

f) Design of garage/parking space either under or over the structure depending on whether the lot is 
uphill or downhill from the street. 

Streets should follow and/or end in view~ from the crest of steep hillsides. Wherever possible 
development facing the park should be set below road grade to preserve public views of the park from the 
roadway .. 

Aim streets directly at Mission Trails Park to create sightlines for maximum visual impact. 

(K) Clairemont Mesa and Linda Vista (areas adjacent to Tecolote Canyon) 

Structures should be set back or placed at staggered distances from the canyon rim to avoid a "wall effect" 
along the rim. In cases where the Tecolote Canyon Natural Park boundary is at a lower elevation than the 
canyon rim, structures should still maintain setbacks from the rim and utilize the area between the rim and 
park property lines as a landscaped buffer. 

The facades of structures should be angled at varying degrees to follow the course of the canyon rim. 
When viewed from the opposite rim Tecolote canyon, the structures should emphasize the line of the 
canyon rim. 

Rooflines of structures should vary in angle and height to provide a changing proftle along Tecolote 
canyon rim when viewed from the opposite rim. A changing roofline will emphasize the verticality of the 
canyon walls and help blend the structures into the natural hillside environment. 
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In larger scale development projects, pedestrian facilities rather than auto facilities should be located 
adjacent to Tecolote canyon rim as the scale of pedestrian facilities is more adaptable to the varying land 
forms of the canyon rim. · 

Larger scale developments should provide appropriate pedestrian access to Tecolote canyon rim. 
Pedestrian facilities, such as lookout points and pathways, should be located in areas adjacent to the 
canyon rim, but should not provide access into Tecolote Canyon Natural Park. 

Where it is appropriate to locate roadways and driveways along Tecolote canyon rim, they should follow 
the natural course and contours of the rim. Landscaping should be provided to buffer roadways and 
driveways from the canyon. These buffered roadways and driveways would then provide open edges 
between the canyon and development. 

Where it is appropriate to locate parki.D.g facilities adjacent to the rim, they should be minimal in size and 
buffered from the canyon by landscaping. 

Traffic flow should be parallel to or directed away from the canyon rim. Adequate access for service and 
emergency vehicles into Tecolote Canyon Natural Park must be considered, but illegal off-road vehicles 
shall be excluded. Street layout and design should not create any pressure to construct new public roads 
through any part of Tecolote Canyon Natural Park. 

Grading should not occur within Tecolote canyon. If any areas within the canyon are disturbed by grading 
occurring adjacent to the canyon, or by minor grading necessary for the provision of services such as 
sewers or runoff control facilities, the disturbed areas should be repaired to blend in with natural slopes 
and contours and should be revegetated with native plants. Additionally, grading operations should not 
occur during the rainy season between October 1 and April 1 of any year. 

(L) Uptown 

The permitted floor area for lots partially within open space areas should be based only upon that portion 
of the lot outside of the open space designation. As a minimum for lots predominantly or entirely within 
open space, the permitted floor area should assume a lot depth of 100 feet rather than the true lot depth in 
computing the lot area. In designing the project, the garage should not be eliminated in an effort to reduce 
the floor area. 

Developments which are on any portion of a property within designated open space should maintain 
existing views and public access to canyon areas, and adapt to the natural terrain. 

Developments· on comer lots of existing streets.which serve as public view corridors for vistas and open 
space need special design considerations such as being required to setback from the comer or terrace away 
from the street. 

Limit the development intensity in hillside locations where emergency access may be hampered by narrow, 
curving streets. 

41 



Land Development Manual - Steep Hillside Guidelines 11/18/97 

Only very low residential development density (1-2 D. U .I Acre) should be allowed on a site in the 
biological/geological zone, as shown in the Uptown Community Plan Hillside Evaluation Model, which 
includes any slope of 25 percent gradient or greater, and the canyon bottoms. No grading or vegetation 
removal should be permitted within the undeveloped portion of this zone, unless required due to the 
necessity to stabilize other areas of the site. 

The Urban Design Zone, as shown in the Uptown Community Plan Hillside Evaluation Model, is a 
transition zone designed to preserve the open space character of the neighborhood and afford public views 
to the open space system. This zone includes steep hillsides at he canyon rim plus other slopes that are not 
as highly sensitive geologically or biologically as the as the Biological/ Geological Zone. Development 
density allowable on-site in this zone should be very low density (3-5 D.U./Acre). Development 
encroachment into this zone should be moderate, with minimal 

grading. Location of development should be such that public views from public streets into the open 
space, .or surrounding panorama, are not impeded, but rather are enhanced. 

The hillside development criteria in Table 6 of the Uptown Community Plan should be utilized to 
determine the appropriate residential dwelling unit densities for any given hillside site . 

. Whenever encroachment into open space areas occur, the density of the project site should be limited to 
between 1 and 4 D.U./Acre. The appropriate density within the 1-4 D.U./Acre range would be 
determined based upon the hillside/canyon evaluation criteria in Figure 15, and the Open Space Priority 
Matrix in Appendix D, as shown in the Community Plan. 

SectionN 
Findings, Deviations and Alternative Compliance 

Development on a site containing steep hillsid~s requires the approval of a Neighborhood Development Permit 
or Site Development Permit, unless exempted from the requirement to obtain the permit pursuant to the 
Environmentally Sensitive Lands regulations. The required fmdings for a Neighborhood Development Permit 
and Site Development Permit are listed in Sections 126.0404(a) and 126.0504(a), respectively. In addition to 
the general findings for a Neighborhood Development Permit or Site Development Permit, approval of a 
development on a site containing steep hillsides requires that six additional fmdings be made that are specific to 
the environmentally sensitive lands present. Section (A), below, identifies the additional six required findings 
(found in Sections 126.0404(b) and 126.0504(b)) and what will be considered in making the findings. 

If a deviation from any of the Environmentally Sensitive Lands regulations is requested pursuant to Section 
143.0150, two additional findings (found in Sections 126.0404(c) and 126.0504(c)) must be made in addition to 
the general Neighborhood Development Permit or Site Development Permit fmdings and the additional six 
fmdings for Environmentally Sensitive Lands. Section (B), below, outlines some of the situations in which a 
deviation could be considered and ideritifies the two additional deviation fmdings and what will be considered 
in making the fmdings. 

If alternative compliance is requested for the steep hillside development area regulations pursuant to Section 
143.0151, three additional findings (found in Section 126.0504(e)) must be made in addition to the general Site 
Development Permit fmdings and the additional six findings for Environmentally Sensitive Lands. Section (C), 
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below, outlines some of the situations in which alternative compliance could be considered and identifies the 
three additional alternative compliance findings and what will be considered in making the findings. 

(A) Additional Development Permit Findings for Environmentally Sensitive Lands: 

(1) The site is physically suitable for the design and siting of the proposed development, and the 
development will result in minimum disturbance to environmentally sensitive lands . . 

The proposed development complies with the development area regulations, where applicable · 
pursuant to the Environmentally Sensitive Lands regulations. 

The proposed development conforms with the design standards for structure design and site 
improvement. Design concepts are incorporated into the development where feasible. 

(2) The proposed development will minimize the alteration of natura/landforms and will not result in 
undue riskfroin geologic and erosional forces and/or flood and fire hazards. 

. The proposed development conforms with the design standards for grading, landform alteration, 
and site improvement. Design standards are met and design concepts are incorporated into the 
development where feasible. 

The proposed development complies with the regulations for drainage and erosion control 
measures and incorporates drainage guidelines. 

The use of retaining walls in the proposed development is minimized and conforms with the 
design guidelines for retaining walls. 

(3) The proposed development will be sited and designed to prevent adverse impacts on any adjacent 
environmentally sensitive lallds. 

The proposed development conforms with the design standards for the type of development 
proposed. 

The proposed development conforms with the specific requirements for steep hillside 
developments for the Community in which the development is located. 

(4) The proposed development will be consistent with the City of San Diego MSCP Subarea Plan. 

If within or adjacent to the MHP A, the proposed development will be in conformance with any 
recommendations regarding development location and siting. 

Steep hillsides which contain sensitive biological resources will be regulated through the sensitive 
biological resource regulations and the Biology Guidelines and conformance with other goals of 
the Subarea Plan will be required. 
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(5) The proposed development will not contribute to the erosion of public beaches or adversely impact 
local shoreline sand supply. · 

[This finding is only applicable if the site contains sensitive coastal bluffs or coastal beaches unless 
drainage from the site will significantly impact such environmentally sensitive lands.] 

(6) The nature and extent of mitigation required as a condition of the permit is reasonably related to, and 
calculated to alleviate, negative impacts created by the proposed development. 

[This finding is primarily applicable to sites that contain sensitive biological resources; however, 
compliance with the Steep Hillside Regulations and Steep Hillside Guidelines may involve impacts to 
sensitive biological resources.] 

(B) Criteria and Findings for Deviation from Environmentally Sensitive Lands Regulations: · 

Deviations from the steep hillside regulations may be considered for, but is not limited to, the following: 

Development that proposes to exceed the maximum allowable development area. Exceeding the 
allowable development area must be tied to existing site conditions or a unique development design 
that necessitates additional encroachment into steep hillsides. 

An alternative drainage design that may not comply with every aspect of the regulations but is 
consistent with the intent. 

An alternative revegetation plan that meets the intent of landscape regulations. 

Deviations should not be used solely to accommodate a development that clearly does not conform to the 
regulations when it appears feasible that measures could be incorporated to achieve compliance. 

Deviations should not be considered for economic hardship in complying with the regulations. . 

Additional Development Permit Findiiigs for Deviations from Environmentally Sensitive Lands 
Regulations: 

(1) There are no feasible measures that can further minimize the potential adverse effects on 
environmentally sensitive lands. 

Potential alternative development design options have been considered. 

Other regulations and guidelines for steep hillsides will be complied with so that the overall 
development design will conform to the intent of the Steep Hillside Regulations and Steep 
Hillside Guidelines. 

(2) The proposed deviation is the minimum necessary to afford relief from special circumstances or 
conditions applicable to the land, not of the applicant's making. 
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Natural topographical features or conditions exist that make the regulations infeasible for a 
particular site. These do not include past grading or development activities that present 
constraints to desired ultimate site development. 

The deviation is only from those regulations necessary to make the project feasible in light of the 
special circumstances that exist on the site. Alternative·methods for achieving the goals of those 
regulations are presented in the development design. 

(C) Criteria and Findings for Alternative Compliance for Steep Hillside Development Area Regulations: 

Alternative compliance from the steep hillside development area regulations may be considered only for 
the following: 

Development, other than a single dwelling unit on an individual lot, that proposes to exceed the 
maximum allowable steep hillside development area. Such developments are proposing to encroach 
into the steep hillside area more than the amount permitted by the steep hillside development area 
regulations. 

Alternative compliance is not available for a single dwelling unit on an individual lot. 

Alternative compliance is not available for a premises that is designated as open space in the applicable 
Land Use Plan or that is zoned OR-1-1 or OR-1-2. 

Alternative compliance shall not be used for consideration of deviations from any other environmentally 
sensitive lands regulations (other than steep hillside development area found in Section 143.0142(a)). 

Additional Site Development Permit Findings for Alternative Compliance for Steep Hillside Development 
Area Regulations: 

(1) The proposed development is in coriformance with the Steep Hillside Guidelines. 

The development complies with all aspects of the Steep Hillside Guidelines 

(2) The proposed development conforms to the applicable Land Use Plan. 

The development complies with the type of development recommended by the Land Use Plan for 
this location. · · 

The Land Use Plan recommends development of the subject premises at the intensity levels 
proposed. 

(3) Strict application of the steep hillside development area regulations would result in conflicts with 
other City regulations, policies, or plans. 

Limiting the amount of development area would be inconsistent with recommendations in the 
applicable Land Use Plan.· 

Other City policies or programs will be jeopordized by limiting the development area on the 
subject premises. 

45 



San Diego Municipal Code 

Land Development/ 
Zoning Code Update 

Biology Guidelines 
0 November 1997 

Printed on recycled paper This information, document, or portions thereof, will be made available in alternative formats 
upon request. 



Table of Contents 

A. Sensitive Biological Resources . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
1. The Multiple Habitat Planning Area (MHP A) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
2. Wetlands . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
3. Vegetation Communities ........................................................ 2 
4. Listed Species ................................................................ 3 

Narrow Endemic Species .. ' ...................................................... 3 
6. Covered Species ............................................................... 3 

B. Wetland Buffers ................................................................ _ ..... 3 

II. DEVELOPMENT REGULATIONS ..................................................... 4 

A. Environmentally Sensitive Lands (ESL) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
1. Wetlands and Listed Non-covered Species Habitat .................................... 4 
2. Development in the MHP A ...................................................... 5 
3. Development Outside of the MHPA ............................................... 6 
4. Restrictions on Grading ......................................................... 6 

B. Open Space Residential Zone (OR-1-2) ................................................... 7 
1. Development Area . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7 

III. BIOLOGICAL IMPACT ANALYSIS AND MITIGATION PROCEDURES ..................... 9 

A. Identification oflmpacts .............................................................. 10 
1. Biological Survey Report ....................................................... 10 
2. Impact Analysis .............................................................. 12 

B. Identification of the Mitigation Program ................................................. 12 
1. Mitigation Element ........................................................... 12 

a. Mitigation for Wetlands Impacts ..................................... ." .... 13 
b. Mitigation for Upland Impacts . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 15 

(1) Upland Impacts Within the MHPA .................................. 15 
(2) Upland Impacts Outside ofthe MHPA ............................... 15 

(a) Off-site Acquisition ....................................... 18 
(b) On-Site Preservation . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18 
(1) Inside MHPA ............................................ 18 
(2) Outside MHP A . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 19 
i) Connectivity . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 21 
(ii) Urban Interface .......................................... 23 
(c) Habitat Restoration . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 24 
(d) Monetary Compensation .................................... 25 

c. Species Specific Mitigation ................................................... 26 
2. Protection and Notice Element .................................................. 27 

a. Dedication ............................................................ 27 
b. Conservation Easement .................................................. 27 
c. Covenant of Easement ....................................... : .......... 27 

3. Management Element ......................................................... 27 



a. Management by the City . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 28 
b. Private Party Management .. ~ ............................................ 28 

IV. FINDINGS/DEVIATIONS ........................................................... 28 

A. Permit Findings for ESL .............................................................. 29 

B. Additional Development Permit Findings for Deviation from ESL . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 30 

Tables 

TABLE 1: Summary ofBiological Survey Requirements ............ ·.· ............................ 11 
TABLE 2: Wetland Mitigation Ratios .......................................................... 14 
TABLE 3: Upland Mitigation Rations ......................................................... 16 

Figures 

FIGURE 1: OR-1-2 Zone Development Area Examples .................... : . ...................... 8 
FIGURE 2: Mitigation Example ....................... · . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 17 
FIGURE 3: Urban Interface ................................................................. 20 
FIGURE 4: Determination of Connectivity ..................................................... 22 

Attachments 

ATTACHMENT A: Flora and Fauna Covered by the Multiple Species Conservation Program ............. 34 
ATTACHMENT B: General Outline for Revegetation/Restoration Plans .............................. 37 

ii 



Land Development Manual - Biology Guidelines 11/18/97 

These Guidelines have been formulated by the Development Services Department to aid in the implementation 
and interpretation of the Environmentally Sensitive Lands Regulations (ESL ), San Diego Land Development 
Code, Chapter 14, Division 1, Section 143.0101 et seq, and the Open Space Residential (OR-1-2) Zone, SDLDC, 
Chapter 13, Division 2, Section 131.0201 et seq. Section III ofthese Guidelines, (Biological Impact Analysis and 
Mitigation Procedures), also serve as standards for the determination of impact and mitigation under the 
California Environmental Quality Act (CEQA). 

These guidelines are the baseline biological standards for processing Neighborhood Development Permits and 
Site Development Permits issued pursuant to the ESL. For impacts associated with steep hillsides, please refer to 
the Steep Hillside Guidelines for the Environmentally Sensitive Lands Regulations. 

A. Sensitive Biological Resources. The ESL defines Sensitive Biological Resources as those lands included 
within the Multiple Habitat Planning Area (MHPA) as identified in the City of San Diego's Multiple 
Species Conservation Program (MSCP) Subarea Plan (City of San Diego 1995), and other lands outside 
of the MHPA that contain wetlands; vegetation communities classifiable as Tier I, II, IliA or IIIB; habitat 
for rare, endangered or threatened species; or narrow endemic species. 

1. The Multiple Habitat Planning Area (MHP A) are those lands that have been included 
within the City of San Diego's MSCP Subarea Plan for habitat conservation. These areas 
have been determined to provide the necessary habitat quantity, quality and connectivity 
to support the future viability of San Diego's unique biodiversity and thus are considered 
to be a Sensitive Biological Resource. The City of San Diego's MHP A contains "hard
lines", with limited development permitted based on the development area allowance of 
the OR-1-2 zone in order to achieve an overall 90% preservation goal (see Section II.B 
for discussion of OR-1-2 zone). 

The boundaries of the MHPA are depicted on 1 "=2000' foot scale maps and in many 
areas of the City on 1 "=800' scale maps. 

2. Wetlands Many of the species included in the MSCP (i.e. Covered Species) are 
dependent on wetlands for habitat and foraging. The definition of wetlands in the ESL 
regulation is intended to differentiate uplands (terrestrial areas) from wetlands, and 
furthermore to differentiate naturally occurring wetland areas from those created by 
human activities. Except for areas created for the purposes of wetland habitat or resulting 
from human actions to create open waters or from the alteration of natural stream 
courses, it is not the intent of the City to regulate artificially created wetlands in 
historically non-wetland areas. For the purposes of the ESL, artificially created lakes 
such as Lake Hodges, artificially channeled floodways such as the Carmel Valley 
Restoration and Enhancement Project (CVREP) and previously dredged tidal areas such 
as Mission Bay should be considered wetlands under the ESL regulations. The following 
provides guidance for defining wetlands regulated by the City of San Diego under the 
Land Development Code. 

Naturally occurring wetland vegetation communities are typically characteristic of wetland areas. 
Examples of wetland vegetation communities include saltmarsh, brackish marsh, freshwater 
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marsh, riparian forest, oak riparian forest, riparian· woodland, riparian scrub and vernal pools. 
Common to all wetland vegetation communities is the predominance of hydrophytic plant species 
(plants that are adapted for life in anaerobic soils). Many references are available to help identify 
and classify wetland vegetation communities; Holland (1986), Cowardin et al. (1979), 
Keeler-Wolf and Sawyer (1996), and Zedler (1987). The U.S. Army Corps ofEngineers Wetland 
Delineation Manual (1987) provides technical information on hydrophytic species. 

Problem areas can occur when delineating wetlands due to previous human activities or naturally 
occurring events. Areas lacking naturally occurring wetland vegetation communities are still 
considered wetlands if hydric soil or wetland hydrology is present and past human activities have 
occurred to remove the historic vegetation, or catastrophic or recurring natural events preclude 
the establishment of wetland vegetation. Examples include agricultural grading in floodways, 
dirt roads bisecting vernal pools, channelized streambeds, areas of scour within streambeds, and 
coastal mudflats and salt pannes that are unvegetated due to tidal duration. The U.S. Army Corps 
of Engineers Wetland Delineation Manual (1987) provides technical information on hydric soils 
and wetland hydrology. 

Areas lacking wetland vegetation communities, hydric soils and wetland hydrology dU:e to 
non-permitted filling of previously existing wetlands, will be considered a wetland under the 
ESL and regulated accordingly. The removal of the fill and restoration of the wetland may be 
required as a condition of project approval. 

Areas that contain wetland vegetation, soils or hydrology created by human activities in 
historically non-wetland areas do not qualify as wetlands under this definition. Examples are 
wetland vegetation growing in brow ditches, wastewater treatment ponds and road ruts created by 
off-road vehicles (see also Corps of Engineers Regulatory Program Regulations (33 CFR)Section 
328.3 (a)-( e) for additional examples). Areas of historic wetlands can be assessed using historic 
aerial photographs, existing environmental reports (EIRs, biology surveys, etc .. ), and other 
collateral material such as soil surveys. 

Some coastal wetlands, vernal pools and riparian areas have been preyiously mapped. The maps, 
labeled "C-713 and C-740" are available to aid in the-identification of wetlands. Additionally, the 
I ":2000' scale MSCP vegetation maps may also be us~d as a general reference, as well as the 
U.S. Fish and Wildlife Service's (USFWS) National Wetlands Inventory maps. These maps, 
available for viewing at the Development Services Department, should not replace site-specific 
field mapping. 

3. Vegetation Communities within the MSCP study area have been divided into four tiers 
of sensitivity (the first includes the most sensitive, the fourth the least) based on rarity 
and ecological importance. 

Tier I habitats include lands classified as southern foredunes, Torrey pines forest, coastal· 
bluff scrub, maritime succulent scrub, maritime chaparral, native grasslands, and oak 
woodlands. Tier II includes lands classified as coastal sage scrub and coastal sage 
scrub/chaparral. Tier IliA includes lands classified as mixed chaparral and chamise .. , · 
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chaparral. Tier IIIB includes lands classified as non-native grassland. Tier IV includes lands 
classified as disturbed, agriculture, and eucalyptus. 

Classifications should use the California Department of Fish and Game (CDFG) listing of 
community associations (Holland 1986), as a-reference for classifying vegetation. 

4. Listed Species. Habitats supporting plant or animal species which have been listed or 
proposed for listing by the state or federal governments as rare, endangered, or 
threatened ("listed species"), are also considered sensitive biological resources under the 
ESL. [Note: Some listed species are considered adequately conserved under the MSCP 
(Covered Species), others are not (Listed Non-covered Species)]. 

5. Narrow Endemic Species. Species adopted by the City Council as narrow endemic 
species, identified below, are considered Sensitive Biological Resources [Note: Some of 
these narrow endemic species are also listed species]: 

Narrow Endemic Species 

Acanthomintha ilicifolia 
Agave shawii 
Ambrosia pumila 
Aphanisma blitoides 
Astragalus tener var. titi 
Baccharis vanessae 
Dudleya blochmaniae ssp. 

brevifolia 
Dudleya variegata 
Hemizonia conjugens 
Navarretia fossa/is 
Opuntia parryi 
var. serpentina 

Orcuttia californica 
Pogogyne abramsii 
Pogogyne nudiuscula 

San Diego thornmint 
Shaw's agave 
San Diego ambrosia 
Aphanisma 
Coastal dunes milk vetch 
Encinitas baccharis 

Short-leave live-forever 
Variegated dudleya 
Otay tarplant 
Prostrate navarretia 

Snake cholla 
Orcutt grass 
San Diego mesa mint 
Otay Mesa mint 

6. Covered Species. Covered species are those species included in the Incidental Take 
Authorization issued to the City by the Federal or State government as part of the City's 
MSCP Subarea Plan. The term 'non-covered species' is sometimes used to identify species 
not included in the Incidental Take Authorization. A list of these species are provided in 
Appendix A. 

B. Wetland Buffers. A wetland buffer is an area or feature(s) that protects the functions and values of 
the adjacent wetland. 
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D. DEVELOPMENT REGULATIONS 

Specific development regulations pertaining to Sensitive Biological Resources exist in the Municipal Code 
in both the ESL {Chapter 14, Division 1, Section 143.0141) and the OR-1-2 zone {Chapter 13, Division 2, 
Section 131.0230). The following guidelines are provided to supplement these development regulation 
requirements. 

A. Environrneutally Sensitive Lands (ESL) 

1. Wetlands and Listed Non-coyered Species Habitat 
Wetlands and Listed Non-covered Species are protected by Federal and State regulations. 
{Listed non-covered species are those species listed as rare, threatened or endangered v.hich 
are not covered by the Incidental Take Authorization issued to the City by the federal or 
state governments under the MSCP Plan. A list of species covered by the MSCP is provided 
in Appendix A.) 

It is recognized that some projects will be required to obtain Federal and State permits. 
Applicants will be required to confer with the appropriate State and Federal agencies prior 
to the public hearing for the development proposal, and incorporate any state or federal 
requirements into their project design. 

The discretionary permit, and any associated subdivision map, will be conditioned to restrict 
the issuance of any grading permit until all necessary federal and state permits have been 
obtained and a copy of the permit, authorization letter or other official mode of 
communication from the Resource Agencies is transmitted to the City of San Diego. City 
public projects do not need grading permit, however these projects will still be required to 
obtain all necessary federal and state permits prior to any clearing or grading of the project 
site. 

Under the ESL, impacts to wetlands should be avoided. For vernal pools, the avoidance of 
a sufficient amount of the watershed necessary for the continuing viabilityofthe ponding 
area is also required. Unavoidable impacts should be minimized to the maximum extent 
practicable. Whether an impact is unavoichble will be determined on a case-by-case basis. 
Examples of unavoidable impacts include those necessary to allow reasonable use of a 
parcel entirely constrained by wetlands, roads where the only access to the developable 
portion of the site results in impacts to wetlands, and essential public facilities {essential 
roads, sewer, water lines, etc.) where no feasible alternative exists. Unavoidable impacts 
will need to be mitigated in accordance with Section III.B.l.a. ofthese Guidelines. 

A wetland buffer shall be maintained around all wetlands when necessary and as appropriare 
to protect the functions and values of the wetland. Section 320.4{b)(2) of the U.S. Army 
Corps of Engineers General Regulatory Policies (33 CFR 320-330) list criteria for 
consideration when evaluating the wetland functions and values. These include wildlife 
habitat (spawning, nesting, rearing, and foraging), food chain productivity, water quality, 
ground water recharge, and areas for the protection from storm and floodwaters. Wetland 
buffers should be determined on a case-by-case basis taking into consideration the type and 
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size of development, the sensitivity of the wetland resources to detrimental edge effects, 
naturalfeature such as topography, and the functions and values of the wetland. Examples 
of functional buffers include areas of native or non-invasive landscaping, rock/boulder 
barriers, berms, walls, fencing and similar features that reduce indirect impacts on the 
wetland. Measures to reduce adverse lighting and noise should also be addressed where 
appropriate. Section 1.4.3. Land Use Adjacency Guidelines, of the City's MSCP Subarea 
Plan, can be used to help determine appropriate measures for wetland buffers 

2. Development in the MHP A. For parcels wholly or partially within the MHP A, development 
is limited to the development area allowed by the OR-1-2 zone, as described below (see 
Section II.B). Zone 2 brush management is considered "impact neutral" and is not 
considered part of the proposed development area. The development area must be located 
on the least sensitive portions of the site. The following list, in order of increasing 
sensitivity, is provided as a guideline for assessing the least sensitive portion of the site. 
Projects should be designed to avoid impacts to covered species where feasible. This list 
should be used in combination with existing site-specific biological information, such as 
potential edge-effects from existing and proposed development, preserve configuration, 
habitat quality, wildlife movement, and topography. 

a. Areas devoid of vegetation, including previously graded areas and agricultural 
fields. 

b. Areas of non-native vegetation, disturbed habitats and eucalyptus woodlands. 

c. Areas of chamise or mixed chaparral, and non-native grasslands. 

d. Areas containing coastal scrub communities. 

e. All other upland communities. 

f. Occupied habitat of listed species, narrow endemic species,Muil/a clevelandii (San 
Diego goldenstar), and all wetlands. 

g. All areas necessary to maintain the viability of wildlife corridors (e.g. linear areas 
ofthe MHPA < 1000' wide). 

Within each of the previous categories a-g above, areas containing Steep Hillsides will be 
considered more sensitive than those areas without Steep Hillsides. 

Proposed development must be sited on the least sensitive areas and may only encroach inb 
more sensitive areas in order to achieve the allowable development area. 
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In addition to the previous siting requirements, any development inside the MHP A, which 
identify the occurance of the following species, must include an impact avoidance area as 
follows: 

•300 feet from any nesting site of Cooper's hawk (Accipiter cooperii). 
•1 ,500 feet from known locations of the southern pond turtle (Clemmys marmorata pallida). 
•900 feet from any nesting sites of northern harriers (Circus cyaneus) 

· •4000 feet from any nesting sites of golden eagles (Aquila chrysaetos). 
•300 feet from any occupied burrow of burrowing owls (Speotyto cunicularia hypugaea). 

These conditions are requirements of the Incidental Take Authorization in order to consider these 
species adequately conserved. 

3. Develo.pment Outside ofthe MHPA For parcels outside of the MHPA, there is no limit on 
the encroachment into $ensitive Biological Resources, with the exception of wetlands, and 
listed non-covered species habitat (which are regulated by state and federal agencies and 
narrow endemic species as described below. However, impacts to Sensitive Biological 
Resources must be assessed and mitigation, where necessary, must be provided in 
conformance with Section III of these Guidelines. [NOTE: Encroachment into areas outside 
of the MHP A, that are designed and zoned as open space, would be limited to the 
encroachment allowed by the underlying zone]. 

Outside the MHP A, projects must incorporate additional measures for the protection of 
narrow endemics. These measures can include management (e.g. fencing, signage ), 
enhancement (e.g. removal of exotic species), restoration (e.g. expansion of existing 
populations) and/or transplantation into areas of protected open space. The appropriate 
measure( s) should be determined on a case-by case basis depending on the autecology of the 
species and the size, type and location of the proposed development. 

4. Restrictions on Grading. All clear, grubbing or grading (inside and outside the MHP A) will 
be restricted during the breeding season where development may impact the following 
species: 

•Western snowy plover (March 1- September 15) 
•southwestern flycatcher (May 1 - August 30) 
•least tern (April 1 - September 15) 
•cactus wren (February 15- August 15) 
•least bell's vireo (March 15- September 15) 
•tricolored black bird (March 1- August 1) 
•California gnatcatcher(March I- August 15 inside MHPA only. No restrictions outside 
MHPA) 
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B. Open Space Residential Zone COR-1-2) 

The OR-1-2 Zone provides for low-density residential, agricultural and passive open space uses. 
Every parcel zoned OR-1-2 has a development area as follows: 

1. Development Area. The allowable development area of a site (premise) within the OR-1-2 
zone includes all portions of the site, both developed and undeveloped, 
that occur outside of the MHP A. If this area is less than 25% of the total size of the site, 

then the development area would also include the amount of encroachment into the MHP A 
necessary to achieve development on 25% of the site (see Figure 1 ). The location of any 
allowable development into the MHP A would be determined by the E~, as outlined above 
(Section II.A.2). No encroachment into the MHPA beyond the development area is allowed. 
All areas outside of the development area (remainder area) would be left in a natural 
undeveloped condition, except for those passive uses permitted by theOR-1-2 zone. At the 
time of development, a covenant may be recorded or conservation easement granted on 
property not dedicated to the City (see Section 111.8.2). 
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area 
(25%) 

i Develomentf
area I 
25% 

Remainder Area 

Remainder Area 

FIGURE 1 
OR-1-2 Zone Development Area 

Examples 

EXAMPLE 1: 

Parcels wholly within the MSCP Preserve 
e Development area : 25% 

e Encroachment Into MSCP Preserve: 25"/o 

EXAMPLE 2: 

Parcels straddling the MSCP Preserve 
(leas than 25% outside Preserve) 

e Development area : 25% 

e Encroachment Into MSCP Preserve: 15% 

EXAMPLE 3: 

Parcels straddling the MSCP Preserve 
(more than 25% outside Preserve) 

Remainder Area • Development area :50% 

• Encroachment Into MSCP Preserve: 0% 
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Premises less than four acres in size that are partially or wholly in the MHP A would be 
allowed a development area of 1 acre in areas where the MHP A is of at least 1000 feet in 
width. The measurement of the MHPA width should be as follows: a straight line drawn 
through any portion of the premises should be a minimum of 1000 feet from the edges of 
theMHPA. 

Up to an additional5% development area inside the MHPA is permitted in order to 
accommodate essential public facilities, as identified in an adopted Land Use Plan (e.g. 
Community Plan, Specific Plan). Essential public facilities include identified circulation 
element roads, major water and sewer lines, publicly owned schools, parks, libraries and 
police and fire facilities. Roads, water and sewer lines that service a proposed project, and 
are not identified on the existing Land Use Plan, previously adopted by City Council, do 
not qualify for the additional 5% development area. The additional 5% development area 
will require mitigation pursuant to section III. 

All areas of grading, including cut and fill slopes (even if proposed for revegetation), 
Zone 1 of brush management, and any temporary staging areas should be considered part 
of the development area. Zone 2 of brush management may occur outside of the 
development area. Temporary disruptions of habitat and temporary staging areas that do 
not alter landform and that will be 

revegetated are generally not consider~d to be permanent habitat loss. Staff will work 
with the applicant to ensure that appropriate revegetation and restoration will be 
completed as part of the development process. 

[Note: The Development Regulations of the OR-1-2 Zone apply to all property within the 
MHPA. In some cases, parcels may be zoned other than OR-1-2, but would still be 
subject to the OR-1-2 development area regulations pursuant to the ESL. (Sec. 
143.0141.(d)] 

III. BIOLOGICAL IMPACT ANALYSIS AND MITIGATION PROCEDURES 

Mitigation is the process of reducing significant impacts to below a level of significance. The process of 
identifying biological mitigation under the ESL and CEQA consists of two parts; 

• The identification of significant biological impacts, and 

• The identification of the corresponding mitigation requirements to reduce the impacts to 
below a level of significance. 

The following procedures are to be used for identifying and mitigating impacts to sensitive biological 
resources. 

These guidelines are provided to establish a city-wide consistency and equity among projects. Diversion 
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from these guidelines may have significant effects on the successful implementation of the MSCP, and 
thus, a possible significant effect on regional biodiversity conservation. Therefore, any significant 
proposed deviation would require a site-specific analysis in the Biological Survey Report to identify what 
effects, if any, it would have on the regional MSCP. The City Manager or designee will be the final 
authority to determine the adequacy of any mitigation that is recommended to the City decision-maker. 

A. Identification oflmpacts 

1. Biolosical Suryey Report. A biological survey report is required for all proposed 
development projects which are subject to the ESL regulations, and/or where the CEQA 
review has determined that there may be a significant impact on other biological resources 
considered sensitive under CEQA. Table 1 outlines the survey requirements for various 
biological resources inside and outside the MHPA. The biological survey conducted as 
part of the MSCP may be used where the applicant and the City agree that the MSCP data 
adequately reflects the habitats and species found on the site, or the applicant may prepare 
a survey, according to the City of San Diego's Biological Survey Guidelines (City of San 
Diego 1978 and 1994a), for purposes of refining and/or confirming the regional MSCP 
biological data (i.e. vegetation and sensitive species maps). The Biological Survey Report 
must identify and map biological resources present on the site, including any portions of 
the site identified as part of the MHP A and any species considered sensitive pursuant to 
CEQA (see Table 1 a summary of survey requirements). Each vegetation community type 
should be categorized into either wetlands or one of four upland Habitat Tiers. City staff 
will confirm the adequacy of all maps during the CEQA environmental review process. 

10 
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3 

Table 1: 
Summary of Biological Survey Requirements 

RESOURCE SURVEY REQUIREMENTS 

InsideMHPA Outside MHPA 

Vegetation 

•Uplands Confirm/Revise MSCP Confirm/Revise MSCP 
mapping. mapping. 

•Wetlands Delineate wetlands per City Delineate wetlands per City 
definition. definition. 

Covered spp1 

•Listed spp (e.g. Focused survey per protocol. Per MSCP conditions of 
gnatcatcher) coverage2

• 

•Narrow endemic (e.g. S.D. Focused survey per protocol. Focused survey per protocol. 
Thorn mint) 

•Other (e.g. S.D. horned Survey as necessary to comply Per MSCP conditions of 
lizard) with sitting requirements as coverage2

• 

outlined in Section II.A.2 of 
these Guidelines. 

Non-Covered spp1 

• Listed spp (e.g. pacific Focused survey per protocol. Focused survey per protocol. 
pocket mouse) 

•"Other Sensitive SpecieS'" Case-by-case determination Case-by-case determination 
(e.g. little mouse tails) depending on the spp. depending on the spp. 

Based upon the MSCP mapping, site specific surveys, the NDDB records, previous EIRs and biological surveys, 
and/or discussion with the wildlife agencies, the potential for listed species, narrow endemics and CEQA sensitive 
species will be determined. Where there is a reasonable likeihood that one of these species exists, surveys will follow 
the above requirements. 

Survey as necessary to conform with Appendix A of the City of San Diego MSCP Subarea Plan (March 1997). 

"Other Sensitive Species" Those other species that are not listed by federal and/or state agencies and/or not covered by 
the MSCP and to which any impacts may be considered significant under CEQA. 
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The location and extent of each resource must be clearly identifi~d on a map of an appropriate 
scale (same scale as development drawings), on which the acreage of each vegetation community 
must be provided. Individual sensitive species must be depicted on the map and territories 
identified, where they have been determined. It is expected that the mapping scale will vary with 
size and type of project proposed. For projects with accompanying tentative subdivision maps or 
projects under 10 acres in size, the scale should be a minimum of 1 "=200'; for projects without 
accompanying tentative maps a smaller scale map is considered acceptable and should be based on 
the size of the proposed project (e.g. 1 ":400' for specific plan). The minimum mapping units 
should be clearly identified in the text of the report, and should be base on the mapping scale and 
the vegetation community. A minimum mapping unit for uplands of approximately 114 acres is 
generally considered acceptable for the 1 "=200' scale. 

2. Impact Analysis. The Biological Survey Report must identify all potential impacts from the 
development (both on-site impacts and off-site impacts such as roads, water and sewer lines) to 
Sensitive Biological Resources and to other significant biological resources as determined by the 
CEQA process (i.e. sensitive, non-covered species). The report should evaluate the significance 
of these impacts. Impact assessments need to include analysis of direct impacts (e.g. grading, 
Zone 1 brush management), indirect (e.g. lighting, noise) and cumulative impacts. The City of 
San Diego's Significance Determination Guidelines under the California Environmental Quality 
Act (City of San Diego 1994b) should be used as a reference. Mitigation for direct impacts will be 
assessed in accordance with Table 2 and 3. Cumulative impacts for covered species have been 
addressed under the MSCP Plan and may be referenced. Zone 2 brush management is considered 
impact neutral (not considered an impact and not considered acceptable as a mitigation area). 
Indirect impacts to covered species could be mitigated by conformance to Section 1.4.3, Land Use 
Adjacency Guidelines, and implementing Section 1.5, Preserve Management Recommendations, 
of the City's MSCP Subarea Plan. 

The proposed project must be superimposed onto a map with the biological resources. The area covered 
by each biological resource, including the boundaries ofthe MHPA, if applicable, and the proposed area 
of impact to each resource by the proposed development must be presented in both a graphic and tabular 
form in the Biological Survey Report. 

B. Identification of the Mitiiation Program 

The Biological Survey Report will provide a program that identifies a plan of action to reduce significant 
impacts to below a level of significance. The Mitigation Program will consist of three required elements: 
1) Mitigation Element, 2) Protection and Notice Element and 3) Manaiement Element. Each of these 
elements are further described below. This mitigation program must be incorporated in the permit 
conditions and/or subdivision map, as well as, construction specifications for public projects, and shown on 
the constructions plans as appropriate. · 

The Biological Survey Report should also provide evidence that the nature and extent of the mitigation 
proposed is reasonably related (nexus) and proportional to the adverse biological impacts of the proposed 
development. 

1. Mitigation Element. Mitigation must be determined on a case-by-case basis. Mitigation refers to 
actions to help sustain the viability and persistence of biological resources, as exemplified below. 
Mitigation will consist of actions that either compensate for impacts by replacing or providing 
substitute habitats, or rectify the impact by restoring the affected habitats. The requirements of the 
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mitigation will be based on the type and location of the impacted habitat, and additionally for 
uplands, on the location of the mitigation site. The Mitigation Element will consist of a discussion 
of the amount (i.e. quantity) and the type (i.e. method) of mitigation. 

The following guidelines are provided to achieve consistency and equity among projects. Mitigation for 
specific projects may differ depending on site-specific conditions as supported by the project-level 
analysis. 

a. Mitigation for Wetlands Impacts 

The ESL regulations require that impacts to wetlands be avoided. Unavoidable impacts should be 
minimized to the maximum extent practicable, and mitigated as follows: 

As part of the project-specific environmental review pursuant to CEQA, all unavoidable wetlands 
impacts will need to be analyzed and mitigation will be required in accordance with Table 2; 
mitigation should be based on the impacted type of wetland habitat. Mitigation should prevent 
any net loss of wetland functions and values of the impacted wetland. 

Acquistion and/or enhancement of existing wetlands may be considered as partial mitigation for 
any balance of the remaining mitigation requirement after restoration or creation if wetland 
acreage is provided at a minimum of a 1: 1 ratio. 

For example, satisfaction of the mitigation requirement may be considered for a 3:1 mitigation 
ratio, with two parts consisting of acquisition and/or enhancement of existing acres, and one part 
restoration or creation. 

The mitigation ratios, set forth in Table 2, in combination with the requirements for no-net-loss of 
functions and values and in-kind mitigation, are adequate to achieve the conservation goals of the 
City's MSCP Subarea Plan for wetland habitats and the covered species which utilize those 
habitats. 

Wetland mitigation required as part of any federal (404) or state (1601/1603) wetland permit will 
supersede and will not be in addition to any mitigation identified in the CEQA document for those 
wetland areas covered under any state or federal wetland permit. Wetland habitat outside the 
jurisdiction of the state and federal permits will be mitigated in accordance with the CEQA 
document. -
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TABLE 2: Wetland Mitigation Ratios 

HABITAT TYPE MITIGATION RATIO 

NOTES: 

Coastal Wetlands 
-salt marsh 
-salt panne 

Riparian Habitats 
- oak riparian forest 
- riparian forest 
-riparian woodland 
- riparian scrub 

Freshwater Marsh 
Natural Flood Channel 
Disturbed Wetland 
Vernal Pools 
Marine Habitats 
Eelgrass Beds 

4:1 
4:1 

3:1 
3:1 
3:1 
2:1 
2:1 
2:1 
2:1 

2:1 to 4:1 
2:1 
2:1 

Any impacts to wetlands must be mitigated "in-kind" and achieve a "no-net loss" of wetland function 
and values. Mitigation for vernal pools can range from 2:1 when no endangered are present, up to 4:1 
when endangered species with very limited distributions (e.g. Po2o2yne abramsii) are present. 
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b. Mitigation for Upland Impacts 

The City of San Diego has developed a MSCP Subarea Plan which identifies the conservation and 
management of a City-wide system of interconnected open space. The habitat based level of 
protection afforded by the implementation of the MHPA is intended to meet the mitigation 
obligations of Covered Species and most likely the majority of species determined to be 
determined to be sensitive pursuant to the CEQA review process. The City has adopted a policy 
that development should be directed outside ofthe MHPA and lands inside should be conserved. 
While this would result in the depletion (net loss) of the existing inventory of Sensitive Biological 
Resources, the successful implementation of the MSCP would retain the long-term viability, and 
avoid further extirpation, of many of San Diego's sensitive species. Therefore, for upland habitats; 
measures that contribute towards overall implementation of the MSCP may be considered as 
mitigation, even when a net loss of the existing inventory of sensitive biological resources occurs. 
These methods, described below, allow for greater flexibility in mitigation methodology, including 
off-site acquisition, on-site preservation, habitat restoration and in limited cases, monetary 
compensation. 

(I) Upland Impacts Within the MHPA. 

Where the MHPA covers more than 75% of a premise, development will be limited to that amount 
necessary to achieve a development area of25% of the premise, based upon the development area 
regulations of the OR-1-2 zone (see Section II.B.1). No mitigation will be required for the direct 
impacts to uplands associated with this development area. 

City linear utility projects (i.e. sewer and water pipelines) are exempt from the development area 
limitation but need to mitigate all direct impacts in accordance with Table 3. Likewise, all projects 
processed through a deviation would need to provide mitigation in accordance with Table 3 for 
impacts beyond the allowable development area ofthe OR-1-2 Zone. 

(2) Upland Impacts Outside ofthe MHPA. 

Where the MHPA covers less than 75% of a premises, no development will be allowed within the 
MHP A. Mitigation, based upon the ratios set forth in Table 2, will be required for all significant 
biological impacts. These ratios are based upon the rarity of the upland resources as characterized 
by one of four Habitat Tiers. Due to the critical nature and high biological value of the MHPA, 
mitigation should be directed to the MHP A. Thus, a lower mitigation ratio may be applied for 
projects that propose to mitigate inside of the MHPA. Lands outside the MHPA containing 
narrow endemic species will be treated as if the land was inside the MHPA for purposes of 
mitigation. 
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TABLE3: 
UPLAND MITIGATION RATIONS 

TIER HABITAT TYPE MITIGATION RATIOS 
Southern Foredunes Location of Preservation 
Torrey Pines Forest Coastal 

Location Inside Outside 
Bluff Scrub 

TIER 1: Maritime Succulent Scrub 
of Inside* 2:1 3:1 

(rare uplands) Maritime Chaparral Impact Outside 1:1 2:1 

Native Grassland 
Oak Woodlands 

Location of Preservation 

Location Inside Outside 
TIER II: 

(uncommon 
Coastal Sage Scrub (CSS) of Inside* 1:1 2:1 

uplands) 
CSS/Chaparral Impact Outside 1:1 1.5:1 

Location of Preservation 

TIER III A: 
Location Inside Outside 

(common 
Mixed Chaparral of Inside* 1:1 1.5:1 

uplands) 
Chamise Chaparral Impact Outside 0.5:1 1:1 

Location of Preservation 

Location Inside Outside 
TIERIIIB: 

of Inside* 1:1 1.5:1 (common Non-native Grasslands 
uplands Impact Outside 0.5:1 1:1 

Location of Preservation 

TIER IV: Distirbed 
Location Inside Outside 

(other Agriculture 
of Inside* 0:1 0:1 

uplands) Eucalyptus Impact Outside 0:1 0:1 

Notes: 
1.For all Tier I impacts, the mitigation could (1) occur within the MHPA portion of Tier I (in Tier) or (2) occur 
outside of the MHPA within the affected habitat type (in-kind). 

2. For impacts to Tier II, III A and III B habitats, the mitigation could (1) occur within the MHPA portion of 
Tiers I- III (out-of-kind) or (2) occur outside of the MHPA within the affected habitat type (in-kind). 

*No mitigation would be required for impacts within the base development area (25%) occurring inside the 
MHPA. Mitigation for any impacts from development in excess of the 25% base development area for 
community plan public facilities or for projects processed through the deviation process would be required at 
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the indicated ratios. 

The mitigation requirement would be evaluated against any portion of the premise within the 
MHPA that is left undeveloped as a condition ofthe permit. lfthe portion ofthe premise 
containing the MHPA is equal to or greater than mitigation requirement, then no further 
mitigation would be required. Any acreage of the mitigation requirement not satisfied on-site 
will be required to be mitigated off-site. 

Thus, by way of example, if a project is impacting 60 acres of coastal sage scrub (Tier II) outside 
ofthe MHPA and preserving 40 acres ofviable habitat on-site within the MHPA, then the 
remaining uncompensated acreage is 20 acres [60 ac- (1:1 x 40 ac) = 20 ac]. This would require 
the preservation of20 acres (20 x 1:1) of mitigation within the MHPA, or 30 acres (20 X 1.5:1) 
outside (see Figure 2). 

MITIGATION 

FIGURE2 
Mitigation Example 

f-- Outs!de MSCP perserve -----f Inside MSCP perserve -f 
''~~);\tf~>· ' . 

. . ;:);("·, . ,,_ .. , ... 

't<ier:'>ll'·Ji'atift~i,~·· .<• ..• . ,,. 
"I 40 acres* 

(preserved) 

Parcel 

1. On-site preservation: 
[60 acres- (1:1 x 40 acres)]= 20 acres 20 acres uncompensated 

2. Off-site preservation: 
(20 acres x 1 : 1) = 20 acres Inside MSCP Preserve 

or 
(20 acres x 1.5:1) = 30 acres Outside MSCP Preserve 

Mitigation for all Tier I impacts must be in-tier, but may be out-of-kind. For impacts 
to Tier II, IliA or IIIB habitats, the mitigation could (1) include any Tier I, II, IliA or 
IIIB habitats (out-of-kind) within the MHPA, or (2) occur outside of the MHPA 
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within the affected habitat type (in-kind). 

Any outstanding mitigation may be satisfied by one, or a combination, of the 
following methods, or other methods that are determined on a case-by-case basis to 
reduce impacts to below a level-of-significance. In all cases, mitigation sites must 
have long-term viability. Viability will be assessed by the connectivity ofthe site to 
larger planned open space, surrounding land uses, and sensitivity of the MHP A 
resources to environmental change. 

In general, areas within the MHPA are considered to have long-term viability. Areas 
outside of the MHP A proposed for mitigation may require additional biological 
studies to support the determination of long-term viability. 

• Mitigation Methods: 

(a) Off-site Acquisition: The purchase or dedication of land with equal or 
greater habitat value can be considered as a method of mitigation. 
Impacts within the City of San Diego must be mitigated within the City's 
of San Diego's jurisdiction, preferably in the MHP A. 

" Mitigation Banks " are privately or publicly held lands that sell 
mitigation credits instead of fee title for habitat areas on which a 
conservation easement has been placed. Under this method, a large site 
can be acquired over time by multiple projects requiring small mitigation 
needs. Purchase of areas of "credits" from an established bank can be 
acceptable, as long as the required acreage is subtracted from the 
remaining credits in the bank and is not available for future projects. All 
banks must have provisions approved for long-term management, be part 
of a regional habitat preserve system and upon request provide an 
updated record of the areas (credits) purchased from the bank and those 
that are remaining. 

New mitigation banks must be established pursuant to the "Official 
Policy on Conservation Banks" (California Resource Agencies 1995) and 
the "Supplemental Policy Regarding Conservation Banks within the 
NCCP Area of Southern California (USFWS 199(j). In general, the 
purchase of credits from mitigation banks located outside of the City of 
San Diego's jurisdiction will not be allowed. 

(b) On-Site Preservation: The following provides guidance for evaluating 
the acceptability of on-site preservation as mitigation with respect to the 
long-term viability of the site. 

(1) Inside MHPA: For premises that straddle the MHPA, the on-site 
preservation of lands inside the MHP A, outside of brush 
management zones, are considered to have long-terrn viability 
due to their connectivity to larger planned open space and their 
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contribution towards regional biodiversity preservation. Areas 
containing Brush Management Zone 2 will be considered impact 
neutral (not considered an impact and not considered acceptable 
as a mitigation area); see Figure 3. Land inside the MHPA, 
outside of brush management zones, will be considered 
acceptable as mitigation and no additional studies to support 
this determination will be required. 

[Note: Lands outside the MHP A containing narrow endemic 
species would be considered acceptable as mitigation and would 
be treated as if the land was inside the MHP A for purposes of 
mitigation.] 

(2) Outside MHPA: The on-site preservation of lands outside the 
MHP A may be considered acceptable as mitigation provided 
they have long-term biological value. Long-term biological 
value should be assessed in terms of connectivity to larger areas 
of planned open space, and any potential current or future 
indirect impacts associated with the urban interface. As 
indicated above, areas containing Brush Management Zone 2 
will be considered impact neutral (not considered an impact and 
not considered acceptable as a mitigation area). 
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FIGURE3 
Urban Interface 

Brush Management Zone 2 

20 

Management 

On-site 
reservation 

available for 
mitigation 

---

I.e. single loaded road 
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(i) Connectivity: Isolated habitat patches have been shown 
to lack the diversity and resilience of connected systems 
(Noss 1983, Soule et al. 1988, Temple 1983, Wright and 
Hubbell 1983). In most cases, the species first to 
extirpate (disappear) from these isolated areas are rare 
species that do not adapt well to human influenced 
environments. Unfortunately, these species are those 
targeted for conservation by the MSCP. 

Areas preserved on-site, but outside of the MHPA, will 
only generally be considered to be acceptable as 
mitigation if connected to the MHP A As a general 
guideline, areas completely surrounded by development 
and areas connected by native vegetation of less than 
400 feet wide for greater than 500 feet long will be 
considered isolated, and will not count as mitigation (see 
Figure 4). · 
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FIGURE4 
Determination of Connectivity 
MSCP Preaerve 

MSCP Preaerve 

MSCP Preaerve 

22 

CONNECTED 
Generally acceptable for mitigation 

ISOLATED 
Generally not acceptable aa mitigation 

Factora for conalderatlon: 

• Size of habitat patch 

• Speclea and habitat type 

• Adjacent land u .. a 

• Proximity to !arger habitat patchea 

e Topography 

ISOLATED 
Generally not acceptable aa mitigation 

Factora for conalderatlon: 

• Size of habitat patch 

• Speclea and habitat type 

• Adjacent land uaea 

• Proximity to larger habitat patch'ea 

• Topography 
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Site-specific studies with field observations, which 
incorporate the best available scientific information and 
methods, would be necessary to provide a basis for any 
modification to these standards at the project level. 
Other factors such as topography (steep slopes), major 
road systems or other large public facility, and habitat 
patch size will also be considered in assessing potential 
isolation of a site. 

Isolated areas may, on a case-by-case basis, be 
considered for use as mitigation where it can be 
reasonably demonstrated that the resource can persist in 
isolation (e.g. narrow endemics speqies or unique 
habitats such as vernal pools) or act as "stepping stones" 
for wildlife movement between portions of the MHP A 

(ii) Urban Interface: The interface (edge) between native 
plant communities and human-modified areas are 
considered to be adverse to many native species. Many 
wildlife species decrease along the edge of habitat due to 
detrimental conditions, such as increased parasitism (by 
species such as the brown-headed cowbird), increased 
nest predation (by species such as jays, raccoons, 
opossums, and domestic cats and dogs), and increased 
competition for nesting areas (by starlings and other 
non-native (exotic) species) (Brettingham and Temple 
1983, Gates and Gysell978, Noss 1993, Temple 1987). 
Invasion by exotic plants (such as escaped landscaping 
ornamental), and off-road vehicles also increases along 
habitat edges (Noss 1983, Alberts et al 1993, Sauvajot 
and Buechner 1993, Scott 1993). Other factors such as 
increased noise and night-time lighting may also 
contribute to the adverse conditions. These conditions 
are collectively called "edge effects". 
Few studies have attempted to quantify the distance of 
edge effects. The Draft MSCP Plan indicated that edge 
conditions range from 200 to 600 feet depending on 
adjacent land uses. A 1994 article on avian nest success 
indicates that the most conclusive studies suggest that 
edge effects are most predominately documented within 
fifty meters of an edge (Paton 1994). 

Based on the site-specific analysis, edge-effect areas 
may be reduced depending on type of adjacent land use 
(e.g. golf course vs. residential) or if special 
development features are provided (e.g. single loaded 
streets, effective fencing, etc.). 
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Areas outside the MHP A with significant edge-effects, 
as determined by the site-specific analysis, will 
generally not be considered acceptable as mitigation. 

(c) Habitat Restoration: The restoration of degraded habitat may be 
considered as mitigation. Habitat restoration may include 
creation of habitat that was previously converted by human 
activities, and/or the enhancement of existing degraded habitat, 
where the proposed enhancement increases the habitat quality 
and biological function of the site. 

Decompaction and revegetation of existing roads and trails, 
removal of exotic invasive species in conjunction with the 
establishment of native species, and the conversion of 
·agricultural and disturbed lands back to native habitat are 
examples of acceptable restoration efforts. The removal oftrash 
from a site does not constitute restoration in and of itself but may 
be a component of the restoration. Any area that will continue to 
be subjected to periodic clearing (e.g. pipeline maintenance) 
would not be considered as mitigation. Areas proposed for 
restoration must contain the appropriate site conditions (e.g. 
hydrology, slope aspect, soils) for the proposed habitat. 

All restoration will be required to have a restoration plan that 
outlines specific species for planting!hydroseeding, timing, 
irrigation and grading requirements, if any, as well as a long
term maintenance; monitoring and reporting program, and 
criteria for success, as well as contingency measures in case of 
failure (see Attachment B). It is expected that the monitoring of 
the restoration would be no less than five years, but could be 
completed earlier if the five year success criteria were met. 

The restoration plan will establish appropriate monitoring and 
reporting periods. In general it is expected that quarterly reports 
will be prepared by the applicants consultant for the first year 
and annual reports thereafter to document the status of the 
restoration effort until deemed complete by the City Manager or 
designee. These reports will identify any necessary remedial 
measures to be implemented by the applicant upon approval by 
the City. 

A surety bond is required to assure implementation of all 
restoration efforts. The surety bond can be structured to return 
certain portions of the bond after demonstrating the successful 
completion of major restoration milestones (e.g. meeting the 
success criteria for year three). The restoration plan should 
clearly identify the milestones. 
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Further details on CEQA mitigation monitoring can be obtained 
from the City of San Diego Mitigation, Monitoring and 
Reporting Program (July 1993). 

(d) Monetary Compensation: In some cases, developments with 
small impacts may compensate by payment into a fund used to 
acquire, maintain and administer the preservation of sensitive 
biological resources. This fund is only intended to be used for 
the mitigation of impacts to small, isolated sites with lower long
term conservation value. For purposes of this fund, small is 
generally considered less than 5 acres, but could in some cases, 
be considered up to I 0 acres. 

Mitigation monies will be deposited in the City of San Diego's 
Habitat Acquisition Fund (Fund# 10571 ), as established by City 
Council Resolution R-275129, adopted on February 12, 1990. 

Monetary compensation must also include an amount equal ten 
percent of the total for administrative costs. 

Administration of the fund is the responsibility of the City of San 
Diego Development Services Department, with cooperation from 
other City Departments including: Park and Recreation (for 
maintenance); Auditor (for accounting); and Real Estates Assets 
(for estimates of land cost). Staff costs will not be charged to the 
fund except to cover appraisal and administrative expenses 
(from the 10% administrative fee). 

The process for utilizing this type of mitigation is as follows: 

Staff members from the Development Services Department will 
request from the Real Estates Assets Department an estimate of 
average land costs of the focused acquisition area closest to the 
project site. Focused acquisition areas have been identified by 
the MSCP as large areas of habitat critical for biodiversity 
preservation and the success of the MSCP (e.g. Carmel 
Mountain, Del Mar Mesa, East Elliot, western Otay Mesa). The 
Real Estates Assets Department will base the estimate on 
previous appraisals and comparable land costs of lands within 
the focused acquisition area. The applicant will be required to 
contribute the estimated average per acre land cost multiplied by 
the mitigation ratio plus the additional amount for 
administration. 

A two million dollar "cap" has been be placed on the amount of 
money that may accumulate in the Habitat Acquisition Fund. 
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The purpose of this cap is to insure that funds are spent in a 
timely manner. After the cap has been reached, no other funds 
may be accepted until the money is expended. 

c. Species Specific Mitigation 

In general, it is accepted that securing comparable habitat at the required 
ratio will mitigate for the direct impact to most sensitive species. While 
this is true for species with wide geographic distributions and/or large 
territory sizes, species with very limited geographic ranges (narrow 
endemic species) would require additional efforts designed to protect 
these species. A list of narrow endemic species is provided on page 3 of 
these Guidelines. 

The specific actions necessary to protect narrow endemics must be 
determined on a case-by-case basis. Transplantation and/or soil salvage 
are examples of acceptable mitigation methods for some of these species. 
Fencing, signage and management are other examples of mitigation. The 
Mitigation Program in the Biological Survey Report should identify all 
specific actions related to the mitigation of these narrow endemic 
species, in addition to any other requirements necessary for the 
mitigation of their habitats. 

In addition to the protection of narrow endemics, certain species are only 
considered adequately conserved as part of the MSCP (i.e. covered 
species) if translocation/restoration of the species is provided at the 
project-level (See Table 3-5 ofMSCP Plan and Section 1.3 of City's 
Subarea Plan). These species are Ceanothus verrucosus (wart-stemmed 
ceanothus), Opuntia parryi var. serpentina (snake cholla), Speotyto 
cunicularia hypugaea (burrowing owl), and restoration of any impacted 
habitat of the Camylorhynchus brunneicapillus (coastal cactus wren). 
The first three of these species are plants and may be transplanted, or 
incorporated into any revegetation plan proposed for the site. 
Translocation of burrowing owls should follow the passive relocation 
protocols as specified in the CDFG report on burrowing owls. 

Species specific analysis for sensitive species not covered by the MSCP 
may be required as part of the CEQA process. It is expected that the 
majority of CEQA sensitive species not covered by the MSCP will be 
adequately mitigated through the habitat based mitigation described in 
Section B.l.a and B.l.b of these guidelines. A rare circumstance may 
arise, however, when mitigation actions specific to a particular species 
may be required. The project-level biological survey report will j'!Jstify 
why such actions are necessary in light of the habitat level protection 
provided by the MSCP. 
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2. Protection and Notice Element. The Mitigation Program must provide assurances that 
areas offered for mitigation or remainder areas in the OR-1-2 zone not developed, but 
indirectly impacted by proposed development, will be adequately protected from future 
development. Additionally, adequate notice must be recorded against the title of the 
property to memorialize the status of mitigation and remainder areas. The Protection 
Element will identify the specific actions incorporated into the project to protect any 
areas offered as mitigation. The following methods are considered to adequately protect 
mitigation and remainder areas: 

a. Dedication. Dedication in fee title to the City is the preferred method of 
protecting mitigation areas. It is the City's Policy to accept lands being offered 
for dedication unless certain circumstances prohibit the acceptance such as the 
presence of hazardous materials, title problems, unpaid taxes or unacceptable 
encumbrances including liens. The City Manager or designee must recommend, 
and the City Council must accept all proposed dedications on a case-by-case 
basis. Dedication of mitigation sites to other conservation entities, such as the 
U.S. Fish and Wildlife Service, Nature Conservancy, Trust for Public Lands, or 
the Environmental Trust, may also be permissible, if acceptable to the City 
Manager or designee. 

b. Conservation Easement. In lieu of dedication in fee title, mitigation or remainder 
areas may be encumbered by a conservation easement. Conservation easements 
relinquish development rights to another entity. The conservation easement 
would be in the favor of the City (or other conservation entity, if acceptable to 
the City Manager or designee) with the U.S. Fish and Wildlife Service and the 
California Department of Fish and Game named as third party beneficiaries. The 
language of the easement would identify the mitigation or remainder area and 
provide that no clearing, grubbing, grading or disturbance ofthe native 
vegetation would be allowed within the area. 

c. Covenant of Easement. In lieu of dedication in fee title or granting of a 
conservation easement, where a project has utilized all of its development area 
potential as allowed under the OR-1-2 zone, theri as a condition of permit 
approval, a covenant of easement would be required to be recorded against the 
title ofthe property for the remainder area, with the U.S. Fish and Wildlife 
Service and the California Department ofFish and Game named as third party 
beneficiaries. A covenant of easement is a legally binding promise made by the 
property owner with respect to future use of the land. Identification of those 
permissible passive activities and any other conditions of the permit would be 
incorporated into the covenant. The covenant would be recorded against the title 
of the property and would run with the land. The applicant will allow the City 
limited right of entry to the remainder area to monitor the applicant's 
management of the area. 

3. Mana~ement Element. The Mitigation Program must provide assurances that the 
mitigation or remainder areas in the OR-1-2, will be adequately managed and monitored 
in a manner consistent with -Section 1.5 Preserve Management, of the City's MSCP 
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Subarea Plan. The Mitigation Program should identify how the objectives ofthe City's 
MSCP Preserve Management recommendations will be met for the area, as well as 
provide any additional management recommendations resulting from site-specific 
information (area specific management directives). The plan must also identify the 
responsible entity and funding source for the long-term maintenance and management. 

a. Management by the City. In general, the entity that holds the fee title or is 
granted a conservation easement, will be responsible for the management of the 
mitigation area. If the City of San Diego is the responsible party, then upon 
acceptance of the property, the area will be managed in accordance with the 
MSCP Habitat Management Plan as modified by.the area specific management 
directives. The project applicant would not be responsible for future monitoring 
reports or maintenance activities. 

In no case will the City be required to accept any brush management functions 
that are made a condition of a discretionary project. It is expected that a 
Homeowners Association or similar group will be established for any brush 
management responsibilities. 

b. Private Party Management. If the City does not hold fee title, or a conservation 
easement is not granted then the project applicant must provide for the 
management of the mitigation area. The Mitigation Program must include 
documentation on how the project would implement the objectives of the MSCP 
Preserve Management and the area specific management directives. The 
Mitigation Program must identify the responsible entity for long-term 
maintenance and management, the requirements for future management and 
monitoring reports, and a secure funding source to pay for the management in 
perpetuity. 

IV. FINDINGS/ DEVIATIONS 

Development on a site containing sensitive biological resources requires the approval of a Neighborhood 
Development Permit or Site Development Permit, unless exempted from the requirement to obtain the permit 
pursuant to the Environmentally Sensitive Lands regulations. The required findings for a Neighborhood 
Development Permit or Site Development Permit are listed in the Land Development Code Section 126.0504. In 
addition to the general findings for a Neighborhood Development Permit or Site Development Permit, approval of 
a development on a site containing sensitive biological resources requires that five additional findings be made 
that are specific to the environmentally sensitive lands present these are also listed in Land Development Code 
Section 126.0504. Section A, below, discusses these additional five required findings, and what will be 
considered in making the findings. 

Additionally, if a deviation from any of the Environmentally Sensitive Lands regulations is requested, two more 
findings must be made in addition to the general Neighborhood Development Permit or Site Development Permit 
findings and the five additional findings for environmentally sensitive lands. These findings are listed in Land 
Development Code Section 126.0504. Section B identifies the two additional deviation fmdings and what will be 
considered in making the findings. 
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A. Permit Findings for ESL (SDLDC Sec. 126.0504) 

1. The site is physically suitable for the design and siting of the proposed development and the 
development will result in minimum disturbance to environmentally sensitive lands; 

• For projects in the OR-1-2 zone, the proposed development complies with the allowable 
development area regulations ofthe underlying zone (SDLDC Section 131.0250 et seq). 

• For development that is proposed to occur within the MHPA, the proposed development 
is sited on the least sensitive portion of the site as pursuant to Section Il.A.2 of the 
Biology Guidelines. 

2. The proposed development will minimize the alteration of natural landforms and will not result in 
undue risk from geologic and erosional forces, flood hazards and fire hazards; 

[This finding is primarily applicable to sites that contain steep hillsides; refer to the Steep Hillside 
Guidelines] 

3. The proposed development will be sited and designed to prevent adverse impacts on any adjacent 
environmentally sensitive lands; 

• 

• 

4. 

For development that is proposed to occur within or adjacent to the MHPA, the proposed 
development conforms to the recommendations of the City's MSCP Plan, Section 1.4.3 
Land Use Adjacency in regards to the treatment of the MHPA boundary (e.g. fencing, 
lighting, drainage). 

The proposed project conforms with the requirements of the Biology Guidelines for the 
protection and management of any lands left undeveloped as a condition of the permit 
(Section III.B.2 and III.BJ). 

The proposed development will be consistent with the City of San Diego MSCP Subarea 
Plan. 

The proposed development will be consistent with the provisions of the City's Subarea 
Plan including but not limited to: 

• General and specific MHP A Guidelines of Section 1.2 
(Description of Subarea), 

• Section 1.3 conditions for MSCP species coverage, 
• Section 1.4.1 Compatible Land Uses, 
• Section 1.4.2 General Planning Policies and Design 

Guidelines, 
• Section 1.4.3 Land Use Adjacency Guidelines section, and 
• General and specific management recommendations of Section 1.5 

Framework Management Plan. 
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5. 

6. 

The proposed development will not contribute to the erosion of public beaches or 
adversely impact local shoreline sand supply. 

[This finding is applicable if the site contains sensitive coastal bluffs or coastal beaches; 
drainage from the site should not significantly impact these environmentally sensitive 
lands] 

The nature and extent of mitigation required as a condition of the permit is reasonably 
related to and calculated to alleviate negative impacts created by the proposed 
development. 

• The proposed project has identified all potentially significant impacts pursuant to 
the City of San Diego's Significance Determination Guidelines under the 
California Environmental Quality Act (City of San Diego 1994b), and has 
provided a Mitigation Program in conformance with the Biology Guidelines. 
Any departures from the mitigation standards of the Biology Guidelines have 
been both qualitatively and quantitatively supported by site-specific information 
presented in the Biological Survey Report. 

B. Additional Development Permit Findings for Deviation from ESL 

I. There are no feasible measures that can further minimize the potential adverse effects on 
environmentally sensitive lands. 

• The proposed project has considered all alternatives (including avoidance) and all 
technically feasible mitigation and has either incorporated these measures into the project 
or has provided evidence for why the measures are infeasible. All projects with 
unmitigated impacts will need to provide CEQA Findings and a Statement of Overriding 
Considerations to the decision-maker. 

2. The proposed deviation is the minimum necessary to afford relief from special circumstance or 
conditions applicable to the land and not of the applicant's making. 

• The deviation is only from those regulations necessary to make the project feasible. 
Alternative methods for achieving the goals of those regulations are presented by the 
project. The project has clearly demonstrated that further avoidance or minimization is 
infeasible, and that feasible mitigation has been provided. 

~, 

• Other regulations and guidelines for Sensitive Biological Resources will be complied 
with so that the overall development design will conform to the intent of the Sensitive 
Biological Resources Regulations ofthe ESL, the intent ofthe OR-1-2 zone, the Biology 
Guidelines and the City's MSCP Subarea Plan, including the Habitat Management Plan. 

• Natural feature or conditions exist that make compliance with the regulations infeasible 
for a particular site. Affording relief should not be evaluated against the applicants 
desired use of the site, but should reflect the existing development rights of the 
underlying zone. 

30 



Land Development Manual - Biology Guidelines 11/18/97 

For example, if a site is completely covered by a narrow endemic species, leaving the site 
without development potential under the ESL, then the deviation process could be used to 
afford relief, per the underlying zone. 

Deviations may not be used solely to accommodate a development that clearly does not conform 
to the regulations when it appears feasible that measures could be incorporated to achieve 
compliance. 
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Flora and Fauna Coyered by the Multiple Species Conservation Program 

SCIENTIFIC NAME COMMON NAME DESIGNATION 
(FS/CNPSIRED) 

~ 

Acanthomintha ilicifolia San Diego thormint PE/SE/18/232 
~~ Shaw's agave •• f •• f 2/333 
Ambrosia 12Y!Ili.rn San Diego ambrosia •• f •• f IB/322 
Aphanisma blitoides Aphanisma --/S2/ 3/222 
Arctostaplylos glandulosa 
var. crassifolia Del Mar manzanita FE--/lB/332 
Arctostaphylos otavensis Otay Manzanita --/--/lB/323 
Astragalus tener var. titi Coastal dunes milk vetch Fl/SE/18/333 
Baccharis vanessae Encinitas Coyote brush FE/SE/18/333 
Berberis neyinii Nevin's barberry Fl/SE/18/333 
Brodiaea filifolia Thread-leafed brodiaea PT/SE/lB/333 
Brodisea occuttii Orcutt's brodiaea --/--/IB/132 
Calaroa,grostis koelerioide Dense reed grass F3c/--/41122 
Calochortus dunnii Dunn's mariposa lily --/SR1B222 
Cayl!!nthu:i St!;lnQcarpus Slender-pod jewel flower --/SR!--1--
Ceanothus cyan!;lus Lakeside ceantothus --/--/lB/322 
Ceanothys verrucosus Wart-stemmed ceanothus --/--/21121 
Cordvlanthys maritimus 
ssp. m!!ritimus Salt marsh bird's-beak FE/SE/IB/222 
Cordylanthys orcuttianus Orcutt's bird's-beak --/--/2/331 
CQTethyrogyr!;l filaginiogQiia 

var. linifolia Del Mar sand aster --/--/lB/323 
Cupr!;lssus forbesii Tecate cypress --/--/IB/322 
Dudleya blQchm!!nia!;l 

ssp. br!;lvifQlia Short-leaved live-forever --/SE/1 B/333 
Dudleya V!!ri!;lg!!ta Variegated dudleya •• f •• f 4/122 
Dudleya viscida Sticky dudleya Fl/--/18/323 
Ericameria palmeri 

ssp. palmeri Palmer's ericameria •• f •• f 2/221 
Erysimym ammQphilum Coast wallflower •• f •• f 4/123 
Eryngiym !!ristul!!tum 

ssp. parishii San Diego button-celery FE/SE/18/232 
F!;lTOC!!Ctus virid!;lscens San Diego barrel cactus •• f •• f 2/131 
HemizQnia cQnjugens Otay tarplant PE/SE/18/322 
Lepechinia cardiQpbyll!! Heart-leaved pitcher sage --/--/18/322 
Lepechinia ganderi Gander's pitcher sage ··f--/1B/312 
LQtus nutt!!llianus Nuttall's lotus --/--/IB/332 
MQnardell!! bypoleuca 

ssp. lanata Felt-leaved monardella --/--/IB/223 
Monardell!! linQid!;ls 

ss_p. viminea Willowy monardella PE/SE/18/232 
.. 
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Muilla clevelandii 
Navarretia fossalia 
l::!Qliru!, interra 
opuntia ruY.'Iri 

var. Serpentina 
Orcuttia califomica 
Poqoqyne abramsii 
Poqoqyne nudiuscula 
Pinus torreyana 

ssp. torreyana 
.R!ls.i! minutifolia 
Satureja chandleri 
Senecio ganderi 
Solanum tenuilobatum 
Tetracoccus dioicus 

Fauna: 

Panoquina errans 
Mitoura thomej 
Branchinecta sandiegoensis 
Streptocephalus woottoni 
Bufo microscanphus 

ssp. califomicus 
Rana aurora ssp. Draytoni 
Clemmys marmorata 

ssp. Pallida 
Cnemidophorus hyper:ythrus 

ssp. beldingi 
Phyrnosoma coronatum 

ssp. blainvillei 
Accipiter cooperii 
Agelaius tricolor 
Aguila chr:ysaetos 
Aimophila ruficeps 

ssp. canescens 
Branta canadensis 

ssp. Moffittj 
Buteo swainsoni 
Buteo regalis 
Campylorhynchus brunneicapillus 

ssp.~ 
Charadrius alexandrinus 

ssp. nivosus 
Charadrius montanus 
Circus cyaneus 
Egretta rufescens 
Empidonax traillii 

ssp. extimus 
Falco peregrinus anatum 

San Diego goldenstar 
Prostrate navarretia 
Dehesa bear-grass 

Snake cholla 
California Orcutt grass 
San Diego mesa mint 
Otay Mesa mint 
Torrey pine (native 

populations) 
Small-leaved rose 
San Miguel savory 
Gander's butterweed 
Narrow-leaved nightshade 
Parry's tetracoccus 

Saltmarsh skipper 
Thome's harstreak 
San Diego fairy shrimp 
Riverside fairy shrimp 

Arroyo southwestern toad 
California red-legged frog 

Southwestern pond turtle 

Orange-throated whiptail 

San Diego homed lizard 
Cooper's hawk 
Tricolored blackbird 
Golden eagle 
Southern california rufous 

crowned sparrow 

Canada goose 
Swainson' s hawk 
Ferruginous hawk 

Coastal cactus wren 

Western snowy plover 
Mountain plover 
Northern harrier 
Reddish egret 

SW. Willow flycatcher 
American peregrine falcon 
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--/--/1 B/222 
--/--/IB/232 
Fl/SE/IB/332 

--1--11 B/332 
FE/SE/IB/332 
FE/SE/IB/233 
FE/SE/IB/332 

--1--11 B/323 
--/SE/ 2/331 
F3c/--/4/122 
--/SR/IB/232 
--1--1--1---
--1--/IB/322 

--1--
--/82 
FE!--
FE/--

FE/SSC 

FT/SSC 

--/SSC 
--/SSC 

--/SSC 
--/SSC 
--/SSC 
--/SSC 

--/SSC 

--1--
--/CT 
--/SSC 

--/SSC 

FT/SSC 
--/SSC 
--/SSC 
--1--

FE/SE 
--1ST 
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Haliaeetus leucoce.phalus 
Numenius americanus 
Passerculus saudwicbensis 

ssp. beldinai 
Passerculus sandwicbensis 

Palcauus occidentalis 
ssp. californicus 

Plegadis chihi 
Polioptila caHfornica 

ssp californica 
~ lon&irostris 

ssp.~ 
Sialia mexicana 
Speotyto (Athene) cunicularia 

ssp. hypugaea 
S!mm~ 
Sterna antillarum ssp. browni 
Vireo bellii ssp. pusillus 
Taxidea~ 

~concolor 
Odocoileus hemjonus fuligjnata 

Federal Listing 
State of California Listing 

Bald eagle 
Long-billed curlew 
Belding's savannah 

sparrow 
Large-billed savannah 

sparrow 

California brown pelican 
White-faced ibis 

California gnatcatcher 

Light-footed clapper rail 
Western bluebird 

Western burrowing owl 
Elegant tern 
California least tern 
Least Bell's vireo 
American badger 
Mountain lion 
Southern mule deer 

CNPS- California native Plant Society's (CNPS) List. 
RED- CNPS's Rarity, Endangerment and Distribution Code. 
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Introduction 

General Outline for 
Revegetation/Restoration Plans 

Background and project location(s) (with maps) 
Project Purpose & Restoration Goal(s) and Objectives 

Existing Conditions 

11/18/97 

Environmental setting/vegetation & wildlife of affected/ impacted area( s) [can be in intro] 
Environmental setting, ownership, land uses of area to be revegetated (figures/maps) 
Description/evaluation of vegetation, soil, hydrology/drainage conditions, topography, constraints (topo 
maps) 
Reference Site(s) for development of specifications, and for monitoring use. 

Responsibilities 
Financial Responsibility 
Revegetation Team: 

Project Biologist (include training of contractors, as needed) 
Monitor, if different 
Landscape/Reveg/Maintenance Contractor( s) 
Seed/plant collection/procurement contracting 

Site Preparation 
Removal of debris, if necessary 
Land shaping/grading and drainage plan, if needed 
Topsoil/brush & propagule salvage and translocation plan, if needed 
Weed Eradication 
Soil Preparation 

Planting Specifications 
Seed sources and procurement 
Seed Mixes/Container plant lists (lbs/ac) 

·Planting Design (include timing/schedule, planting plan) 
Seed application methods (imprinting, hydroseed or mulch, hand broadcasting, etc.) 
Irrigation 

Maintenance 
Site Protection (fencing, signage) 
Weed Control (methods, schedule) 
Horticultural Treatments (pruning, leaf litter, mulching, removal of diseased plants) 
Erosion Control 
Replacement plantings and reseeding 
Vandalism 
Irrigation maintenance, if needed 

Monitoring and Success Assessment 

ATTACHMENT "B" 
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Monitoring & Reporting Schedules 
Performance Standards 
Monitoring procedures 

horticultural (seeding and plant assessments) 
biological, including sampling methods 

Reporting program 

Remediation and Contingency Measures 
Performance Bond 
Notification of Completion 
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COASTAL BWEFS AND BEACHES GUIDEUNES INIRQDUCIION 

Approved- November 18, 1997 

The Coastal Bluffs and Beaches Guidelines are intended to assist in the interpretation and implementation of the 
development regulations for sensitive coastal bluffs and coastal beaches contained in Chapter 14, Article 3, Division 
1, Environmentally Sensitive Lands Regulations. Every development proposed on a sensitive coastal bluff (within 
100 feet of the bluff edge) or on a site containing a coastal beach (where the development will be within 100 feet 
of the beach) will be subject to the environmentally sensitive lands regulations and will be evaluated for 
conformance with these guidelines as part of the review process for the required· Site Development Permit unless 
the proposed development is exempt from· the environmentally sensitive lands regulations pursuant to Section 
143.0110(c). In addition to the findings required for the Site Development Permit, supplemental fmdings for 
environmentally sensitive lands must also be made to approve 'the development. .A Coastal Development Permit 
will be required in addition to the Site Development Permit. 

The Coastal Bluffs and Beaches Guidelines are divided into three sections as follows: 

. Section 1: Explanation of Definitions 

This section provides additional explanations of the definitions for terms pertaining to coastal bluffs and coastal 
beaches that are defmed in Chapter 11, Article 3, Division 1, Land Development Terms. The distinction between 
coastal bluffs and sensitive coastal bluffs is clarified. 

Section II: Description of Regulations 

This section provides detailed explanations for specific regulations contained in the environmentally sensitive lands · 
regulations. The environmentally sensitive l~s regulations must be complied with and the Coastal Bluffs and 
Beaches Guidelines provide details on the regulations and explanations on how compliance can be achieved. 

Section Ill: Coastal Bluff Measurement Guidelines 

This section provides detailed guidelines and illustrations for determining the location of the bluff edge for sensitive 
coastal bluffs and measuring the required setbacks from the bluff edge. 
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Section I 
Explanation of Defmitions 
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For each of the following terms, the definition is repeated (in italics) from Chapter 11, Article 3, D~vision 1, Land 
Development Terms, followed by additional information intended to clarify the defmitions. The additional 
information provided is not part of the definition. 

(A) Coastal Bluff 

Coastal Bll!/f means an escarpment or steep face of rock, decomposed rock, sediment, or soil resulting from 
erosion, faulting, or folding of the land mass that has a vertical relief of I 0 feet or more and is located in the 
coastal zone. 

A coastal bluff is a naturally formed precipitous landform that generally has a gradient of at least 200 percent (1 :2 
slope) with a vertical elevation of at least 10 feet. See Diagram 1-1. The gradient of a coastal bluff could be less 
than 200 percent but the vertical elevation must always be at least 10 feet. A coastal bluff is a form of 
environmentally sensitive lands that is included in the definition of steep hillsides. The coastal bluff includes the 
bluff face which is all the area between the toe of the bluff and the bluff edge. Steep Landforms meeting the 
criteria of coastal bluffs occur both inside and outside the Coastal Zone. These landforms and all other steep 
hillsides, both inside and outside the Coastal Zone, are regulated by the steep hillside regulations of the 
environmentally sensitive lands regulations (Section 143.0142) and are subject to the Steep Hillside Guidelines. 

Diagram l-1: Coastal Bluff 

(B) Sensitive Coastal Bluff 

Sensitive Coastal Bluff means a coastal bluff that is designated within Hazard Category Numbers 41 through 47, 
inclusive, on the City's Geologic Hazard Maps plus the area of an additionallOO-foot landward strip located 
landward and contiguous to the coastal bluff edge. 

Sensitive coastal bluffs are a form of coastal bluffs that are generally located along the shoreline and adjacent to 
coastal beaches. Sensitive coastal bluffs include the bluff face and the area of the top of bluff located within 100 
feet of the bluff edge. See Diagram 1-2. Because of their location, ·sensitive coastal bluffs are regulated differently 
than other coastal bluffs (or steep hillsides). Although they technically meet the definition of steep hillsides, 
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sensitive coastal bluffs are regtilated by a separate regulation section in the environmentally sensitive lands 
regulations (Section 143.0143) and are subject to the Coastal Bluffs and B Beaches Guidelines. 

Diagram 1-2: Sensitive Coastal Bluff 

(C) Coastal Beach 

Coastal Beach means the land between the edge of the sea and the first line of terrestrial vegetation or development 
or the toe of an adjacent sensitive coastal bluff or seawall, whichever is most seaward. 

A coastal beach is an Environmentally Sensitive Land that is generally defmed as the land lying between the 
shoreline and the toe of the adjacent sensitive coastal bluff or seawalL If no seawall or bluff exists, the landward 
limits of the coastal beach shall be the first line of terrestrial vegetation. See Diagram I-3 

Diagram 1-3: Coastal Beach 

First Uneof 
terreatrtel vegetellon 

(D) Coastal Bluff Edge 

Coastal BbdfEdge means the seaward-most termination of the top of a sensitive coastal bluff where the downward 
gradient of the land surface begins. to increase more or less continuously until it reaches the general gradient of 
the coastal bluff face. 

The coastal bluff edge is the upper termination of a coastal bluff face where the downward gradient of the top of 
bluff increases more or less continuously until it reaches the general gradient of the bluff face. When the top edge 
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of the coastal bluff is rounded away from the bluff face as a result of erosional processes related to the presence 
of the bluff face, the coasiai bluff edge shall be defined as that point at the top of bluff nearest the bluff face beyond 
which the downward graqient of the land surface increases more or less continuously until it reaches the general 
gradient of the bluff face. If evidence shows that the rounding is a result of geologic processes other than processes 
related to the presence of the bluff face, the location of the coastal bluff edge shall be determined through 
consideration of the available geologic data. 

In a case where there is a step like feature at the top of the coastal bluff, the landward edge of the topmost riser 
shall be considered the coastal bluff edge. 

The coastal bluff edge is a continuous line across the entire length of the coastal bluff on the premises from which 
all bluff setbacks shall be measured. 

See Section III, part (A) for details on determining the location of the coastal bluff edge for sensitive coastal bluffs. 

(E) Coastal Bluff Face 

Coastal Bll!/fFace means that portion of a sensitive coastal bluff lying between the toe of the existing bluff and the 
coastal bluff edge. 

The coastal bluff face is vertical or contains a relatively steep consistent gradient and may be rounded at the top, 
adjacent to the coastal bluff edge. When the bluff is rounded at the top as a result of erosional processes due to 
the presence of the bluff face, the bluff face shall include the rounded portion. The coastal bluff face of a sensitive 
coastal bluff (at least at the toe of the bluff) is typically subject to marine erosion. See Diagram I-4. 

Diagram 1-4: Coastal Bluff Face 

Generally, no development is permitted on the face of a sensitive coastal bluff, except as permitted in Section 
143.0143(h) and (I) of the Environmentally Sensitive Lands regulations. 
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Sectionn 
Description of Regulations 

11/18/97 

The regulations for development proposed on a sensitive coastal bluff are located in Section 143.0143. The 
regulations for development proposed on a site containing a coastal beach are located in Section 143.0144. The 
following guidelines are intended to aide in the interpretation and implementation of pertinent development 
regulations in these sections. The numbers referenced for each development regulation refer (o the Code section 
numbers of the draft environmentally sensitive lands regulations. The text provided for each regulation does not 
repeat the Code language but rather restates the regulation with more details and explanations. 

(A) 143.0143(a) Development on the Face of a Sensitive Coastal Bluff 

In general, development is not permitted on the face of a sensitive coastal bluff. Only erosion control 
facilities, essential public drainage facilities, and public physical beach access facilities are permitted on 
the face of a sensitive coastal bluff, subject to the regulations in Section 143.0143(g) and (h). Other uses 
identified in Section 143.0130(a) are permitted on the sensitive coastal bluff, landward of the bluff edge, 
and only in compliance with the required setbacks from the bluff edge, pursuant to Section 143.0143(t). 

Where a stepped bluff landform exists, all of the area of the site that is seaward of the bluff edge (measured 
at the uppermost riser within the premises) shall be considered the bluff face. This shall include the 
generally horizontal steps that are below the uppermost riser. 

(B) 143.0143(t) ' Distance from Coastal Bluff Edge of Sensitive Coastal Bluffs 

Development proposed on a sensitive coastal bluff, including primary and accessory structures, and 
grading, shall be located at ·teast 40 feet landward from the coastal bluff edge, except as follows: 

(1) A distance of more than 40 feet from the coastal bluff edge may be required based on current 
geologic conditions. 

(2) Development may be located less than 40 feet but not less than 25 feet from the coastal bluff edge 
if there is evidence in a geology report that the site is stable enough to support the development 
at the proposed distance and if the development will neither be subject to nor contribute to 
significant geologic instability. In determining the stability of the sensitive coastal bluff, 
consideration shall be given to the rate of bluff retreat to determine whether the proposed 
development will be impacted within a reasonable economic life-span, taken to be 75 years. If a 
development is approved with a less-than-40-footdistance to the coastal bluff edge, future erosion 
control measures may be precluded if it cannot be demonstrated that the bluff stability is in danger. 
Air-placed concrete, retaining walls and seawalls will only be permitted when the principal 
structure or public improvements are in eminent danger. 

Note: If a seawall (or other stabilization/ erosion control measure) has been installed due to 
excessive erosion on a premises, that premises shall not qualify for a reduction of the required 40-
foot distance to the coastal bluff edge. Since the instability of the coastal bluff necessitated the 
installation of the seawall, the coastal bluff would not be considered stable enough to. support 
development within the 40-foot bluff edge setback. 
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(3) A distance of five feet from the coastal bluff edge may be granted for landscape features and 
accessory structures that are located at grade so that they are not elevated at the base or constructed 
with a raised floor. Permitted features and structures include landscaping, paved walkways, at
grade decks, unenclosed patios, open shade structures, lighting standards, fences and walls, seating 
benches, and signs. A distance of five feet from the coastal bluff edge may. not be granted for 
buildings, garages, carports, pools, spas, and raised decks with load bearing support structures . 

. 
(4) Fences on the side property lines are not subject to a distance requirement from the coastal bluff 

edge as long as the fence is an open fence and does not exceed 5 feet in height. This type offence 
may extend to the coastal bluff edge only when it is located at the side property line, but in no case 
may the fence extend onto the coastal bluff face. Any fence proposed across the coastal bluff (i.e. 
parallel to the coastal bluff edge) must be set back at least 5 feet from the coastal bluff edge, unless 
it is determined that the fence is needed to provide safety and to protect resource areas, in which 
case such fence must be an open fence and shall not exceed a height of 5 feet. 

(C) 143.0143(g) Erosion Control Measures 

Erosion control measures include, but are not limited to, retaining walls, air-placed concrete, and other 
· structures, devices or methods appropriate for controlling or minimizing erosion of the sensitive coastal 
bluff. All feasible methods of erosion control shall be considered, including sandbags, revegetation, and 
drainage diversion and improvements. 

Erosion control measures do not include those preventive measures required for soil stabilization or 
drainage. 

Air-placed concrete, retaining walls, and buttress fills shall only be used to protect existing principle 
structures or public improvements and if it is determined that no other feasible less impacting method will 
accomplish the erosion control. Such measures shall not be used to accommodate proposed development 
nor to increase the area of the top of bluff. 

The installation of erosion control measures shall not ~ffect the location of the coastal bluff edge. 

(D) 143.0143 (j) Visual Corridors for Sensitive Coastal Bluffs 

A site-specific analysis shall be conducted to determine and quantify the impact of the proposed 
development upon visual access to the ocean. If a visual corridor is feasible and all criteria in Section 
143.0143(j) are met, the appropriate corridor shall be required as a condition of development approval. 
Consideration may be given to the development of the adjacent property in determining the appropriate 
width of the view corridor on the subject premises, so that the overall width of the corridor is at least 10 
feet when measured across both properties. Any such required corridor shall be created and approved by 
the City Manager prior to the commencement of any construction on the premises. 

No structures or other obstructions that will impede views shall be installed within the boundaries of any 
required visual corridor. Open fencing and landscaping may be installed within the view corridor provided 
such improvements do not significantly obstruct views to the ocean. 
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When remodeling is propOsed to an existing structure and the existing development is to be retained which 
precludes the establishment of a 10-foot wide visual corridor, the preservation of any partial existing visual 
corridor on the premises will be accepted. 

(E) 143.0143 (k) Vertical Public Access Easements for Sensitive Coastal Biuffs 

A site-specific analysis shall be cond:ucted to determine and quantify the impact of the proposed 
development upon vertical access to the ocean. If the· impacts of the proposed development justify in 
nature and scope the need for such access, the appropriate easements shall be required as a condition of 
development approval. Any such required easements shall be created and approved by the City Manager 
prior to the commencement of any construction on the premises. 

No structures or other obstructions that will impede access shall be installed within the boundaries of any 
required vertical acceess easement. Open fencing and .landscaping may be installed within vertical 
easements provided such improvements do not hinder access or significantly obstruct views to the ocean. 

If vertical access is determined to be .required on a premises where there is evidence that such access exists, 
the existing access shall be retained, if feasible, through the easement requirement. If not feasible, an 
alternative access easement shall be provided on the same premises. 

In determining whether the proposed development justifies the need for the requirement of a vertical public 
access easement, the following factors shall be considered: 

Appropriateness of access 
Privacy rights of landowner 
Existing public access 
Historic public use 
Intensification of land use 
Habiiat values of the site 
Topographic constraints of the site 
Fragility of e!lvironmentally sensitive lands in the vicinity 
Nature of development in the vicinity 
Development's effect on current and projected demands for access and recreation 
Physical obstructions and the aesthetic, visual or recreational value of public use areas 
Recreational needs of the public 
Impact of development on public's use of beach areas 

(F) 143.0144(a) Development on Coastal Beaches 

Any site that contains any portion of a coastal beach shall be subject to a Site Development Permit unless 
the proposed development qualifies for an exemption pursuant to Section 143.0110(c). The uses permitted 
on the coastal beach are only those listed in Section 143.0130(b), all of which are public facilities. If a 
privately owned premises contains a coastal beach, the private development shall occur on the portion of 
the premises that does not contain the coastal beach. If no such area exists or if 8uch area is infeasible for 
development, a deviation from the environmentally sensitive lands regulations must be requested with the 
Site Development Permit. 
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(G). 143.0144(c) Visual Corridors for Coastal Beaches 

A site-specific analysis shall be conducted to detennine and quantify the impact of the proposed 
development upon visual access to the ocean. If a visual corridor is feasible and all criteria in Section 
143.0144(c) are met, the appropriate corridor shall be required as a condition of development approval. 

Consideration may be given to the development of the adjacent property in determining the appropriate 
width of the view corridor on the subject premises, so that the overall width of the corridor is at least 10 
feet when measured across both properties. Any such required corridor shall be created and approved by 
the City Manager prior to the commencement of any construction on the premises. 

No structures or other obstructions that will impede views shall be installed within the boundaries of any 
required visual corridor. Open fencing and landscaping may be installed within the view corridor provided 
such improvements do not significantly obstruct views to the ocean. 

When remodeling is proposed to an existing structure and the existing development is to be retained which 
precludes the establislunent of a 10-foot wide visual corridor, the preservation of any partial existing visual 
corridor on the premises will be accepted. 

(H) 143.0144 (d) and (e) Vertical and Lateral Easements for Coastal Beaches 

A site-specific analysis shall be conducted to determine and quantify the impact of the proposed 
development upon vertical and lateral access to the ocean. If the impacts of the proposed development 
justify in nature and scope the need for such access, the appropriate easements shall be required as a 
condition of development approval. Any such required easements shall be created and approved by the 
City Manager prior.to the commencement of any construction on the premises. 

No structures or other obstructions that will impede access shall be installed within the boundaries of any 
required easement. Open fencing and landscaping may be installed within a vertical easement provided 
such improvements do not hinder access to the ocean. 

If vertical or lateral access is determined to be required on a premises where there is evidence that such 
access exists, the existing access shall be retained, if feasible, through the easement requirement. If not 
feasible, an alternative access easement shall be provided on the same premises. 

If a beach or headland width is less than 25 feet, the lateral access easement shall include the entire beach 
or headland area. 

In determining whether the proposed development justifies the need for the requirement of a vertical public 
access easement or a lateral access easement, the following factors shall be considered: 

Appropriateness of access 
Privacy rights of landowner 
Existing public access 
Historic public use 
Intensification of land use 
Habitat values of the site 
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Topographic constraints of the site . 
Fragility of envirorunentally sensitive lands in the vicinity 
Nature of development in the vicinity 

11/18/97 . 

Development's effect on current and projected demands for access and recreation 
Physical obstructions and the aesthetic, visual or recreational value of public use areas 
Recreational needs of the public 
Impact of development on public's use of beach areas 
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Section m 
Bluff Measurement Guidelines 

The following guidelines provide details on determining the location of the bluff edge for sensitive coastal bluffs 
and measuring the required bluff edge setback. 

(A) Determination of Coastal Bluff Edge for Sensitive Coastal Bluffs 

The following are examples of typical sensitive coastal bluff configurations with the determination of the coastal 
bluff edge identified: 

(1) Simple Bluff 

The coastal bluff edge is a line across the sensitive coastal bluff at the seaward edge of the top of bluff. 
The line of the coastal bluff edge is formed by measuring the uppermost point of change in gradient at any 
location on the subject premises. See Diagram 111-1. 

Diagram III-1: Simple Bluff 

Simple Bluff 
Plan VIew 

· (2) Step-like Bluff Formation: 

• I 

I Bluffedge 
: (point where gradient changes) 

1 Top of blufl 

: Ge!;!!!IJ~d_!.~\ 
I of \OP ol BIUII 

Blu":face

IToe of 
• bluff 

Beach 
1 

\ 

Simple Bluff 
Section A·A 

If the sensitive coastal bluff contains a step-like feature, the coastal bluff edge shall be measured at the 
change in gradient of the uppermost step within the subject premises. See Diagram 111-2. 
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Diagram lll-2: Step-like Bluff Formation 

Uppermost 
ltepwllhln 

Mulllple Steps wllhln PremiUI Single Step wllhln Premlaet 

(3) Sensitive Coastal Bluff with a Seawall 

11/18/97 

If the coastal bluff face has been partially altered with the installation or' retaining walls, seawalls, or other 
device, the coastal bluff edge shall be considered the pre-existing change in gradient and shall continue to 
be measured as described in (a), above. That is, the installation of a seawall shall not affect the location 
of the coastal bluff edge. See Diagram III-3. 

Note: If a seawall has been installed on a premises due to excessive erosion, that premises shall not qualify 
for development at a reduced distance from the coastal bluff edge. Since the instability of the sensitive 
coastal bluff necessitated the installation of the seawall, the sensitive coastal bluff would not be considered 
stable enough to support development.within the 40-foot distance to the coastal bluff edge. 

Diagram Ill-3: Sensitive Coastal Bluff with a Seawall 

Seawall wllh Extrema Gradient Change Seawal wllh Bredual Gradient Chana• 
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(4) Modified Landfonn 

Where a coastal bluff face has been altered by grading and/or retaining wall, ihe coastal bluff edge shall 
be detennined from the original geometry of the natural ground surface, projected to the present ground 
surface. See Diagram III-4. This may be determined by geotechnical investigation and/or historic 
documents such as photographs and maps. 

Diagram III-4: Modified Landfonn 

. 
I I 

(5) Sea caves 

Where a sea cave (a natural cavity or recess beneath the surface of the earth that is fonned by or a result 
of marine erosion) or overhang exists, the coastal bluff edge shall be either the simple bluff edge (See 
Diagram III-5(A)) or a line following the landward most point of the sea cave projected to the ground 
surface above (See Diagram III-S(B)), whichever is more landward. 

(A) 

Bluff edge for site 
(simple bluff 

Shallow Sea Cave 

Diagram III-5: Sea Caves 
(B) 

I 

I 

Deep Sea Cave 
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(6) Gullies 

Where a gully (a small, local erosional feature that results in a minor perturbation of the bluff face) bas 
developed that does not accommodate drainage from off-site, the coastal bluff edge shall follow the 
landward limits of the gully. See Diag~am 111-6: 

(7) Coastal Canyons 

Diagram lll-6: Gully 

• • 
I 

Where a site is bounded on at least one side by a coastal canyon (a large, established regional drainage 
course that traditionally accepts runoff from off-site), the coastal bluff edge is defined as the portion of the 
site which drains directly into the ocean. That portion of the site which drains ftrst to the canyon (landward 
of the drainage divide) is not considered to be a sensitive coastal bluff. See Diagram III-7. 

Coaatal CanyoniBiufr Edge detail 

(B) Measurement of Distance from Coastal Bluff Edge for Sensitive Coastal Bluffs 

The distance from the coastal bluff edge required for development on a sensitive coastal bluff is measured 
landward and perpendicular to every point along the coastal bluff edge. The line of the required distance 
from the coastal bluff edge will result in a line that is parallel to the coastal bluff edge. See Diagram lll-8. 
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Diagram III-8: Distance from Coastal Bluff Edge 

Distance from Coastal Bluff Edge Distance from Coastal Bluff Edge 
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