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TO: COMMISSIONERS AND INTERESTED PERSONS 
 
FROM: SHERILYN SARB, DEPUTY DIRECTOR, SAN DIEGO COAST DISTRICT 
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SUBJECT: STAFF RECOMMENDATION ON CITY OF SAN DIEGO LCP AMENDMENT 

No. LCP-6-SAN-14-0825 for Commission Meeting of January 7-9, 2015 
              
 

SYNOPSIS 
 

The subject LCP implementation plan amendment was submitted and filed as complete 
on August 11, 2014. The amendment involves the creation of two new industrial zones. A 
one-year time extension was granted on October 10, 2014.  As such, the last month for 
Commission action on this item is October 2015. This amendment request was one of 
two items submitted by the City of San Diego that constituted its second LCP amendment 
submittal for this calendar year.  The second item affects the Centre City planning area 
and that item is separately scheduled for the January 2015 hearing as well.  This report 
only addresses the Land Development Code amendment to incorporate the two new 
industrial zones for future use. 
 
SUMMARY OF AMENDMENT REQUEST 
 
The City of San Diego has adopted amendments to the Land Development Code (LDC) 
that would create two new industrial zones: IP-3-1, a new type of Industrial Park Zone, 
and IBT-1-1, a new International Business and Trade Zone. At this time, no specific 
rezonings are being proposed; the subject LCP amendment simply incorporates the two 
new zones for possible use in the future. Future application would therefore necessitate 
separate LCP amendments in the future if and when application of one of the proposed 
zones was applied to a specific site. The IP-3-1 zone allows research and development, 
office and residential uses and would be applied in conjunction with a Business Park 
Residential Permitted Community Plan Implementation Overlay Zone (BPRP CPIOZ) in 
the applicable community plan. There are no existing BPRP Overlay Zones within the 
coastal zone. Therefore, application of this zone would only be proposed in association 
with a companion land use plan amendment to adopt the BPRP CPIOZ. Currently, the 
City’s LDC does not permit residential use within the industrial zones; the application of 
the CPIOZ would allow the merits of the land use mix to be evaluated on a site-specific 
basis in the future. The IP-3-1 zone would allow residential uses provided that the 
residential development comprises no more than 49% of the lot area of the BPRP CPIOZ. 
Residential development would comply with development regulations of the residential 
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zone of the BPRP CPIOZ except that lot area, lot dimensions, floor area ratio and setback 
requirements of the IP-3-1 zone would apply.  
 
The second new zone being proposed, the IBT-1-1 zone, provides for a wide variety of 
base sector industrial and office uses, and would be applied in portions of communities 
adjacent to the international border, other ports of entry, and areas in transition to higher 
intensity industries. Implementation of IBT-1-1 would also require a rezone, resulting in 
a future IP amendment. The proposed code amendments do not modify any of the 
otherwise required development standards. 
 
SUMMARY OF STAFF RECOMMENDATION 
 
The proposed implementation plan amendment would create two new industrial zones 
that can be applied citywide, and the standard of review is its consistency with and ability 
to carry out the provisions of the certified Land Use Plans (LUPs). In the case of the City 
of San Diego, the certified LUPs consist of the community plans, which contain policies 
that guide land use priorities within industrial areas. Within the Coastal Zone, there are 
industrially zoned properties within the Barrio Logan, Centre City, Mira Mesa, Pacific 
Beach, San Ysidro, Torrey Pines and University City communities.  
 
In industrial areas, mass transit, alternative forms of transportation and the collocation of 
uses are being encouraged in order to address traffic impacts and promote smart growth 
efforts. The IP-3-1 zone would allow for the collocation of workforce housing and jobs 
within the industrial zone. This zoning could reduce work commutes, providing an 
additional opportunity to reduce car trips. However, the proximity of industrial and 
residential uses in IP-3-1 raises the potential issue of land use incompatibility, including 
impacts to noise, air quality, traffic, public health and safety. The proposed IP-3-1 zone 
would allow for light manufacturing, but would restrict heavy and marine industrial uses, 
warehousing and distribution, thus reducing negative impacts. Conflicts between 
industrial and residential uses would also be minimized because the IP-3-1 zone would be 
only be applied in conjunction with a BPRP CPIOZ, where residential development is 
limited to no more than 49% of the lot area. Implementing the IP-3-1 zone would require 
future LCP amendments, and the specific merits of the land use change would be 
evaluated for the applicable community plan. 
 
The primary goal of the IBT-1-1 zone is to promote international trade with Mexico in 
communities adjacent to the border. The application of this zone in San Ysidro, which 
borders Mexico, may not be consistent with the priorities of its community plan which 
suggests that future industrial growth should occur further inland in Otay Mesa. 
However, in most cases, any future rezoning would occur on already industrially-
designated lands or the rezoning would require a companion land use plan amendment.  
In any case, the implementation of IBT-1-1 would require another IP amendment, at a 
minimum, in the future and the specific merits of the rezoning and/or land use 
redesignation would be evaluated on a site-specific basis in the future.    
 
All other provisions of the LDC would remain in effect, including regulations protecting 
environmentally sensitive lands and historical resources. As such, the amendment request 
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conforms with the certified land use plans and the Commission approves the amendment 
as submitted. 
 
The appropriate resolution and motion begin on Page 5. The findings for approval of the 
Implementation Plan Amendment as submitted begin on Page 5. 
 
BACKGROUND 
 
The City adopted these two new zones in conjunction with an update to the Otay Mesa 
Community Plan.  The Otay Mesa Community Plan is out of the coastal zone so that 
element of the City’s action is not before the Commission.  For the adoption of the two 
new industrial zones, Commission staff was briefed by City staff on its drafting and 
consultation between the respective offices continued through its adoption.  Once the 
amendment request was submitted, Commission scheduled it for Commission review.   
 
ADDITIONAL INFORMATION 
 
Further information on the City of San Diego LCP Amendment No. LCP-6-SAN-14-
0825 may be obtained from Tinya Hoang, Coastal Planner, at (619) 767-2370. 
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PART I. OVERVIEW 
 
 A. LCP HISTORY 
 
The City of San Diego has a long history of involvement with the community planning 
process; as a result, in 1977, the City requested that the Coastal Commission permit 
segmentation of its Land Use Plan (LUP) into twelve 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, which are all presently certified, in whole or in part.   
 
When the Commission approved segmentation of the LUP, it found that the 
implementation phase of the City’s LCP would represent a single unifying element.  This 
was achieved in January 1988, and the City of San Diego assumed permit authority on 
October 17, 1988 for the majority of its coastal zone. The IP consisted of portions of the 
City’s Municipal Code, along with a number of Planned District Ordinances (PDOs) and 
Council Policies.  Late in 1999, the Commission effectively certified the City’s Land 
Development Code (LDC) that includes, in part, Chapters 11 through 14 of the municipal 
code.  It replaced the first IP in its entirety and went into effect in the coastal zone on 
January 1, 2000.  
 
Since effective certification of the City’s LCP, there have been numerous major and 
minor amendments processed.  These have included everything from land use revisions 
in several segments, to the rezoning of single properties, and to modifications of citywide 
ordinances.   
 
 B. STANDARD OF REVIEW 
 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds 
that they do not conform with, or are inadequate to carry out, the provisions of the 
certified land use plan.  The Commission shall take action by a majority vote of the 
Commissioners present. 
 
 C. PUBLIC PARTICIPATION 
 
Section 30503 of the Coastal Act requires local governments to provide the public with 
maximum opportunities to participate in the development of the LCP amendment prior to 
its submittal to the Commission for review. The City has held Planning Commission and 
City Council meetings with regard to the subject amendment request.  All of those local 
hearings were duly noticed to the public.  Notice of the subject amendment has been 
distributed to all known interested parties. 
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTION 
 
Following a public hearing, staff recommends the Commission adopt the following 
resolution and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided. 
 
I. MOTION: I move that the Commission reject the Implementation Program 

Amendment No. LCP-6-SAN-14-0825 for the City of San Diego 
as submitted. 

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

IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED 
 

A. AMENDMENT DESCRIPTION  
 
The City of San Diego has adopted amendments to the LDC that would create two new 
industrial zones that could be applied citywide: IP-3-1, a new type of Industrial Park 
Zone, and IBT-1-1, a new International Business and Trade Zone (Exhibit 1) . The 
Industrial Park Zones provide for high quality science and business park development 
and have development standards that are intended to create a campus-like environment 
characterized by comprehensive site design and substantial landscaping. The new IP-3-1 
zone is differentiated from the existing IP zones in that it allows research and 
development, office and residential uses and would be applied with a Business Park 
Residential Permitted Community Plan Implementation Overlay Zone (BPRP CPIOZ) 
within an applicable community plan. Currently, the City’s LDC does not permit 
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residential use within industrial zones. The IP-3-1 zone would allow residential uses 
provided that the residential development comprises no more than 49% of the lot area of 
the BPRP CPIOZ. In particular, multiple dwelling units are permitted, with other 
residential uses, such as housing for senior citizens, residential care facilities and 
transitional housing, being permitted with limitations or conditions. Residential 
development would comply with the development regulations of the BPRP CPIOZ 
residential zone, with the exception of the lot area, lot dimensions, floor area ratio and 
setback requirements, which would comply with the IP-3-1 zone standards. Future 
implementation of IP-3-1 would require a rezone, and therefore an implementation plan 
(IP) amendment. In addition, it would include adoption of a BPRP CPIOZ, requiring an 
amendment to the applicable certified land use plan.  
 
The IBT-1-1 provides for a wide variety of base sector industrial and office uses, and 
would be applied in portions of communities adjacent to the international border, other 
ports of entry, and areas in transition to higher intensity industries. Implementation of 
IBT-1-1 would also require a rezone, resulting in a future IP amendment. The proposed 
code amendments do not modify any of the otherwise required development standards. 
 

B. FINDINGS FOR APPROVAL  
 
The proposed implementation plan amendment would create two new industrial zones 
that can be applied citywide.  The standard of review for LCP implementation 
amendments is their consistency with and ability to carry out the provisions of the 
certified Land Use Plans. In the case of the City of San Diego, it has developed 
community planning areas based on its established neighborhoods and future urbanizing 
areas.  Predicated on those community planning areas, the City utilized the geographic 
segmentation provisions of the LCP regulations and developed its land use plan 
component covering twelve different communities.  Each community plan or LCP Land 
Use Plan contains policies that guide land use, including priorities within industrial areas 
when applicable. Within the Coastal Zone, there are industrially zoned properties within 
the Barrio Logan, Centre City, Mira Mesa, Pacific Beach, San Ysidro, Torrey Pines and 
University City communities.  
 
The IP-3-1 zone would allow for the collocation of workforce housing and jobs within 
the industrial zone. This zoning could reduce work commutes and thus reduce traffic 
impacts. In industrial areas, mass transit, alternative forms of transportation and the 
collocation of uses are being encouraged in order to address traffic impacts and promote 
smart growth efforts. In its Industrial Element, the University City Community Plan 
proposes possible parking reductions for industrial establishments that provide 
transportation or incentives for alternative forms of transportation, such as carpools, 
shuttle buses, bicycles, or mass transit. The Torrey Pines Community Plan’s Industrial 
Element has a provision to minimize traffic impacts from new industrial development 
through the implementation of Transportation Demand Management Programs. It also 
encourages carpools, opportunities for staggered shifts, four-day work weeks, and other 
similar alternatives, and services such as child care centers, restaurants, and post offices 
in order to minimize the need for car trips. By locating housing close to jobs, the IP-3-1 
zone would provide an additional opportunity to reduce traffic impacts. In addition, IP-3-



   LCP-6-SAN-14-0825 
Page 7 

 
 
1 permits commercial services, such as eating and drinking establishments, and child care 
facilities, in accordance with the Torrey Pines Community Plan. Thus, the IP-3-1 zone is 
consistent with the provisions of these certified land use plans.  
 
However, the proximity of industrial and residential uses in IP-3-1 raises the potential 
issue of land use incompatibility. Industrial uses could negatively impact adjacent 
residential uses, affecting noise, air quality, traffic, public health and safety. While work 
commutes could be reduced with the collocation of jobs and housing, traffic conflicts and 
congestion may arise if there is heavy truck traffic from industrial activities. The Mira 
Mesa Community Plan contains a policy requiring developers of large industrial projects 
to designate truck access routes to freeways through nonresidential areas in order to 
reduce traffic conflicts and congestion. In its Industrial Element, the Barrio Logan 
Community Plan supports exclusively industrial areas, in order to address land use 
conflicts that currently occur between the existing industrial and residential uses. 
Industrial activities in Barrio Logan include heavy and marine industrial uses, 
warehousing, distribution, and storage. These activities create noise and visual pollution 
and traffic conflicts that negatively impact residences. The proposed IP-3-1 zone would 
allow for light manufacturing, but would restrict heavy and marine industrial uses, 
warehousing and distribution, thus reducing truck traffic and other negative impacts. In 
addition, IP-3-1 would be only be applied in conjunction with a BPRP CPIOZ, which 
limits residential development to no more than 49% of the lot area. Therefore, conflicts 
between industrial and residential uses would be minimized. Furthermore, implementing 
the IP-3-1 zone would require additional LCP amendments: an IP amendment to rezone 
properties and an LCP amendment to adopt the BPRP CPIOZ; this land use plan 
amendment would allow the specific merits of the land use change to be evaluated. As 
such, the creation of the IP-3-1 zone can be found consistent with the certified land use 
plans. 
 
The primary goal of the IBT-1-1 zone is to promote international trade with Mexico in 
communities adjacent to the border. The community of San Ysidro, bordering Mexico 
and located in the Coastal Zone, has industrial parks containing mostly warehouse, light 
manufacturing and distributing uses. The San Ysidro Community Plan provides for 
limited industrial development as it is expected that future industrial development will be 
in neighboring Otay Mesa rather than in San Ysidro; light industrial land use designations 
will be maintained and/or expanded in different portions of the community, while new 
commercial uses will be allowed in industrial areas where the demand for industrial park 
uses has declined. Given that the goal of the IBT-1-1 zone is to enhance industrial areas 
for international trade, the implementation of this zone in San Ysidro may not be 
consistent with the priorities of its land use plan. However, the implementation of IBT-1-
1 would require a rezone, and thus another IP amendment in the future. Therefore, again, 
the specific merits would be evaluated on a site-specific basis in the future.    
 
All other provisions of the LDC would remain in effect, including Environmentally 
Sensitive Lands regulations that address habitat, wetlands, steep hillsides, bluffs and 
beaches (Chap 14 Article 3 Division 1), and regulations protecting historical resources 
(Chap 14 Article 3 Division 2). As such, the amendment request conforms with the 
certified land use plans and the Commission approves the amendment as submitted. 



   LCP-6-SAN-14-0825 
Page 8 

 
 
 
 
PART IV. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA) 
 
Section 21080.9 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program.  The Commission's LCP review and approval 
program has been found by the Secretary of the Resources Agency to be functionally 
equivalent to the EIR process and pursuant to CEQA section 21080.5, the Resources 
Agency certified the Commission’s program.  Thus, under CEQA Section 21080.5, the 
Commission, in its implementation of its certified regulatory program, is relieved of the 
responsibility to prepare an EIR for each LCP. 
 
Nevertheless, under CEQA section 21080.5(d)(2)(A),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 its review of the submittal. At 
the local level, the City adopted the two new industrial zones as a part of the Otay Mesa 
Community Plan Update, for which it conducted a Programmatic Environmental Impact 
Report. The Otay Mesa community planning area is out of the coastal and that element is 
therefore not before the Commission. However, the City noted that the adoption of the 
two new industrial zones alone would be exempt from CEQA.  
 
In the case of the subject LCP amendment request, the Commission finds that the 
adoption of zones for future application does not raise any environmental concerns and 
future application of the zones to actual sites would have to go through a separate 
evaluation. Therefore, the Commission finds that the proposed amendment, as submitted, 
will not result in any significant adverse environmental effects for which feasible 
mitigation measures would be required.  Thus, the proposed amendment is consistent 
with CEQA section 21080.5(d)(2)(A).  
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