5000
PART FIVE: SPECIAL AREA REGULATIONS

GENERAL PROVISIONS

5000 GENERAL INTENT OF THE SPECIAL AREA REGULATIONS.

The provisions of Section 5000 through Section 5999, inclusive, shall be known as the Special
Area Regulations. The purpose of these provisions is to set forth specialized regulations which
have limited application within San Diego County and which assure that consideration is provided
areas of special interest or unusual value.

5010 MODIFICATIONS IMPOSED BY SPECIAL AREA REGULATIONS.

The provisions of individual special area regulations shall be in addition to regulations imposed by
the Use Regulations, Animal Regulations or Development Regulations. When more than one
regulation is applicable to the same subject matter within a zone, the most restrictive regulation
shall apply.

(Amended by Ord. No. 8166 (N.S.) adopted 10-21-92)

5015 APPLICATION AND DESIGNATION.

a. Application. A Special Area Regulation shall be deemed applicable when conditions or
purposes specified within individual Special Area Regulations are found present within

San Diego County and a Special Area Designator is included within a zone.

b. Location of Designator. Designators for Special Area Regulations shall follow the
designators for the Development Regulations.

C. Notation. Special Area Regulations applicable within a zone shall be indicated by a letter
pursuant to the table at Section 5025.

A dash ("-") shall indicate that there are no Special Area Regulations applicable to the property.
(Amended by Ord. No. 8581 (N.S.) adopted 9-20-95)

5020 USE PERMITS.

When Special Area Regulations require the issuance of a Minor Use Permit or a Major Use
Permit, such permits shall only be issued when the proposed use satisfies all conditions and

requirements of the Special Area Regulations and is found consistent with the intent and purpose
of the applicable Special Area Regulations.

11-95



5025

5025 LISTINGS OF DESIGNATORS.
The following shall be used as appropriate.

Designator

A
B
C
D

E

s < 4 o

(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.
(Amended by Ord.

No.
No.
No.
No.
No.
No.
No.
No.
No.
No.
No.

Special Area Designator

Agricultural Preserve

Community Design Review Area

Airport Land Use Compatibility Plan Area

Design Review
Fault Displacement
Flood Plain
Sensitive Resource

Historic/Archaeological
Landmark or District

Specific Historic District
Planned Development

Coastal Resource
Protection Area

Scenic
Unsewered Area
Vernal Pool Area

Flood Channel

10162 (N.S.) adopted 8-3-11)
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5330 (N.S.) adopted 12-13-78)
6186 (N.S.) adopted 11-18-81)
6236 (N.S.) adopted 2-17-82)
6240 (N.S.) adopted 2-17-82)
6743 (N.S.) adopted 1-11-85)
7101 (N.S.) adopted 3-12-86)
7127 (N.S.) adopted 5-07-86)
7630 (N.S.) adopted 5-23-89)
8114 (N.S.) adopted 7-29-92)
8166 (N.S.) adopted 10-21-92)

(See Section)

5100-5110
5750-5799
5250-5260
5900-5910
5400-5406
5500-5522
5300-5349

5700-5747

5749
5800-5806

5950-5957

5200-5212
5960-5964
5850-5856

5450-5472

































5250
AIRPORT LAND USE COMPATIBILITY PLAN AREA REGULATIONS
(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5250 TITLE AND PURPOSE.

The provisions of Section 5250 through Section 5270, inclusive, shall be known as the Airport Land
Use Compatibility Plan Area Regulations. The purpose of these provisions is to regulate land uses
with portions of the unincorporated territory of the County of San Diego located in Airport Influence
Areas (AlAs) surrounding airports for which the San Diego County Regional Airport Authority
(Authority) has adopted Airport Land Use Compatibility Plans (ALUCP or ALUCPSs).

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5252 APPLICATION OF AIRPORT LAND USE COMPATIBLITY PLAN DESIGNATOR.

The Airport Land Use Compatibility Plan Area Regulations shall be applied to properties located in
unincorporated County territory with AlAs set forth in the ALUCPs adopted for the following airports:
Agua Caliente Airport, Borrego Valley Airport, Brown Field, Fallbrook Community Airpark, Gillespie
Field, Jacumba Airport, Montgomery Field, Oceanside Municipal Airport, Ocatillo Airport, McClellan-
Palomar Airport, MCAS-Miramar, MCAS-Pendleton, Ramona Airport and San Diego International
Airport.

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5254 USE OF AIRPORT LAND USE COMPATIBILITY PLANS

ALUCPs provide compatibility policies and criteria applicable to properties located within AlAs. New
development, redevelopment, expansions, conversions and other uses of land located within the
AIA of an adopted ALUCP for which County approval or permit are required shall be reviewed
against the established criteria and policies of the ALUCP. Unless the property is already devoted
to the proposed incompatible use or the ALUCP is overridden by the County in a manner which
renders the use compatible with the ALUCP, the proposal, must comply with the established
policies and criteria of the applicable ALUCP. ALUCPs are available at the Department of Planning
and Land Use and from the Authority.

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5256 PROJECTS SUBJECT TO AUTHORITY REVIEW

Land use actions within the scope of California Public Utilities Code (PUC) Sections 21661.5,
21664.4, 21676(c), 21675.1 and 21676.5 or any successor or supplementing statutes thereto must
be submitted to the Authority. The PUC currently requires Authority review for the following actions:

(i) adoption or amendments to general and specific plans;

(i) adoption or amendment of zoning, building, and other land use ordinances and
regulations within the AlA,;

(iii) adoption and amendment of Airport Master Plans;

(iv) construction plans for new airports;
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(v) any airport expansion plans (including the construction of a new runway, the
extension or realignment of an existing runway, and the acquisition of Runway
Protection Zones);

(vi) all actions, regulations and permits when the Authority has not adopted an ALUCP for
an airport; and

(vii)  all actions, regulations and permits when a local agency has not modified a general or
specific plan to bring it into conformance with an adopted ALUCP or overruled the
Authority in the manner required by PUC Section 21676.5.

The County may, in its discretion, require submittal of projects to the Authority for review when
review is not required by the PUC.

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5258 OVERRIDING AIRPORT COMPATIBILITY PLANS

The County consistent with the PUC may overrule land use policies and criteria in the adopted
ALUCPs that would otherwise be applicable to unincorporated territory over which the County
retains land use authority by taking the following steps:

(i) holding a public hearing;

(i) making specific findings that the proposed action is consistent with the requirements of
the State Aeronautics Act, PUC Section 21670, et seq; and

(iii) approval of the proposed action by a two-thirds vote of the County Board of
Supervisors. (See, for example, PCC Section 21676 and 21676.5.)

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)

5260 DEVELOPMENT OF LAND DEVOTED TO INCOMPATIBLE USE

Land devoted to an incompatible use prior to approval of an ALUCP may be used in accordance
with this pre-existing use even if inconsistent with the ALUCP. To ascertain whether or not an
incompatible use was established prior to the adoption of an ALUCP requires a careful review of
the status of development entitiements, the scope and nature of development or redevelopment,
and Authority policies which may be applicable to infill, reconstruction and other activities that may
be deemed an existing incompatible use. Incompatible use determinations are fact sensitive and
will be made on a case by case basis by the Director, Department of Planning and Land Use, with
input from the Authority when required.

(Added by Ord. No. 10162 (N.S.) adopted 8-3-11)
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Percent of Lot in
Slopes of Twenty-five
Percent Grade and

Greater

75% or less

80%
85%
90%
95%
100%

5307

The open space easement shall not include any area of encroachment within the
limits of the encroachment table at subparagraph (i) below. The terms of the open
space easement shall provide for sufficient encroachments necessary for access,
clearing, and all exceptions to the encroachment limitations identified at
subparagraph (ii) below. New agricultural operations with approved grading or
clearing permits will also be allowed in such open space easements, provided any
other type of sensitive lands present are protected as required by the applicable
sections of this Ordinance.

For all types of projects the maximum encroachment that may be permitted
into steep slope areas shall be as set forth in the following table. This
encroachment may be further reduced due to environmental concerns or
other design criteria.

Twenty-five Percent
Slope Encroachment Allowance

Maximum Encroachment
Allowance As Percentage of Area
in Slopes of Twenty-five Percent
or Greater

10%
12%
14%
16%
18%
20%

Notwithstanding the provisions of paragraph (i) above, the following types
of development shall be allowed on steep slopes and shall not be subject
to the encroachment limitations set forth above:

a)

All public roads identified in the Mobility Element of the County
General Plan or adopted Community or Subregional Plans,
provided that findings are made by the hearing body approving the
application that no less environmentally damaging alternative
alignment or non-structural alternative measure exists.

Local public streets or private roads and driveways which are
necessary for access to the portion of the site to be developed on
slopes of less than twenty-five percent, 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 Director of
Planning and Land Use based upon an analysis of the project site.

Public utility systems, provided that findings are made that the least
environmentally damaging alignment has been selected.
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d) Areas with native vegetation, which are cleared or trimmed to
protect existing or proposed structures in potential danger from
fire, provided that the area of such clearance is the minimum
necessary to comply with applicable fire codes or orders of fire
safety officials and that such slopes retain their native root stock
or are replanted with native vegetation having a low fuel content,
and provided further that the natural landform is not reconfigured.

e) Trails for passive recreational use according to approved park
plans.
f) A minimum disturbed area of (i) twenty percent of the entire lot, or

(ii) sufficient area to accommodate 3,000 square feet of building
footprint (whichever is greater) shall be permitted to provide for
reasonable use of existing lots.

g) Any ongoing existing agricultural operation, such as the
cultivation, growing and harvesting of crops and animals. Land
left fallow for up to three years shall be considered to be existing
agricultural operations.

2. Waiver of Open Space Easement. The steep slope open space easement
requirement may be waived when the authority considering the site plan
application makes the following findings:

i. The slope is an insignificant visual feature and isolated from other land
forms, or surrounding properties have been developed on steep slopes
such that this project would be considered "infill;" and

ii. The property is zoned for .5 acre lots or smaller at the time the application
was made, or a concurrent rezone has been filed; and

iii. The greater encroachment is consistent with the goals and objectives of
the applicable community plan.

iv. Site Plan review is required, to ensure consistency of design with these
regulations.
e. Sensitive Habitat Lands. Development, grading, grubbing, clearing or any other

activity or use damaging to sensitive habitat lands shall be prohibited. The Board
of Supervisors may allow development when all feasible measures necessary to
protect and preserve the sensitive habitat lands are required as a condition of
permit approval and where mitigation provides an equal or greater benefit to the
affected species.

f. Significant Prehistoric and Historic Sites. Development, trenching, grading,
clearing and grubbing, or any other activity or use damaging to significant
prehistoric or historic site lands shall be prohibited except for scientific
investigations with an approved research design prepared by an archaeologist
certified by the Society of Professional Archaeologists.

(Added by Ord. No. 7630 (N.S.) adopted 05-23-89)
(Amended by Ord. No. 10162 (N.S.) adopted 8-3-11)
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5800

PLANNED DEVELOPMENT AREA REGULATIONS

5800 TITLE AND PURPOSE.

The provisions of Section 5800 through Section 5849, inclusive, shall be known as the Planned
Development Area Regulations. The purpose of these provisions is to insure the following: 1) the
preservation of land areas within the unincorporated territory of San Diego County which possess
unique characteristics and features of a geographical, geological, topographical, environmental,
agricultural, scenic or historical nature; and/or 2) to permit a more creative and imaginative design
for development of any area than is generally possible under conventional zoning regulations which
will result in more economical and efficient use of land while providing a higher level of amenities
associated with development in Village areas and greater preservation of open space in Rural
areas.

(Amended by Ord. No. 8247 (N.S.) adopted 5-19-93)
(Amended by Ord. No. 10162 (N.S.) adopted 8-3-11)

5802 APPLICATION OF PLANNED DEVELOPMENT SPECIAL AREA REGULATIONS.
These regulations shall be applied where appropriate to achieve the purpose set forth in Section
5800.

5804 LIMITATION ON USE AND CONSTRUCTION.
No use or construction otherwise permitted is allowed on land subject to the Planned Development
Area Regulations except as follows:

a. Development of a planned development in accordance with the Planned Development
Standards is allowed pursuant to a Major Use Permit.

b. Civic Use Types are permitted provided that a Major Use Permit is granted for any Civic
Use Type (other than Essential Services) for which a use permit is not otherwise required.

C. The Director may waive the application of this Section to a parcel of not more than 5 acres
in area upon a finding that such waiver is consistent with the General Plan and the purposes
of these regulations.

d. The Director may waive the application of this section for a parcel of 5 acres or more for the
development of one single-family dwelling upon a finding that such waiver is consistent with
the General Plan and the purposes of these regulations.

e. The decision of the Director pursuant to subsections ¢ and d above may be appealed
pursuant to Section 7200 et seq.

For purposes of applying this section, the term "use" shall not include divisions of land into parcels
each of which has a gross area of 40 acres or larger.

(Amended by Ord. No. 5786 (N.S.) adopted 6-4-80)
(Amended by Ord. No. 5787 (N.S.) adopted 6-4-80)
(Amended by Ord. No. 6506 (N.S.) adopted 1-5-83)
(Amended by Ord. No. 7191 (N.S.) adopted 9-10-86)
(Amended by Ord. No. 9676 (N.S.) adopted 9-22-04)
(Amended by Ord. No. 10035 (N.S.) adopted 1-27-10)
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5806 INTERIM USES AND STRUCTURES.
The following are permitted on land subject to the Planned Development Area Regulations prior to
development pursuant to Section 5804

a. Agricultural and Extractive use types otherwise permitted by the Use Regulations.

b. A Major Use Permit may be granted to authorize, for a specified period of time, any use
not involving a significant investment in buildings, structures, or other improvements.
Alternatively, a Major Use Permit may be granted for any use pursuant to a bonded
agreement in an amount sufficient to ensure the removal of all buildings, structures, and
other improvements within a specified time and/or under specified conditions when the
decision-making body finds that such agreement will carry out the intent of this Ordinance
and is enforceable by the County.

C. A Major or Minor Use Permit or Administrative Permit may be continued, modified,
reinstated, or renewed for any use which, prior to the application of the Planned
Development Area Regulations to the subject property, was permitted pursuant to a duly
authorized use or Administrative Permit.

d. An Administrative Permit may be granted by the Director to authorize alteration or
expansion of existing structures, or erection of accessory structures, other than those
authorized in 5806(e), if such construction does not hinder the eventual development of
the property as a planned development.

e. Alteration or expansion of existing one or two family dwellings, or their accessory

structures, or addition of accessory structures.

(Amended by Ord. No. 5786 (N.S.) adopted 6-4-80)
(Amended by Ord. No. 8506 (N.S.) adopted 3-1-95)
(Amended by Ord. No. 8599 (N.S.) adopted 10-11-95)
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VERNAL POOL AREA REGULATIONS

(Added by Ord. No. 6240 (N.S.) adopted 2-17-82)

5850 TITLE AND PURPOSE.

The provisions of Section 5850 through Section 5856, inclusive, shall be
known as the Vernal Pool Area Regulations. The purpose of these
provisions is to protect and preserve vernal pools which are rare, unique
and of limited distribution by regulating development within or adjacent
to these areas. Since an entire ecosystem is associated with vernal

pool areas, these regulations are intended to protect the various rare,
threatened, or endangered species of plants and animals. A typical
example of the type of resource to be protected by these regulations is
the mesa mint (Pogognye abramsi).

(Added by Ord. No. 6240 (N.S.) adopted 2-17-82)
(Amended by Ord. No. 6291 (N.S.) adopted 5-18-82)

5852 APPLICATION OF VERNAL POOL AREA REGULATIONS.
These regulations shall be applied where appropriate to achieve the
purpose set forth in Section 5850.

(Added by Ord. No. 6240 (N.S.) adopted 2-17-82)
(Amended by Ord. No. 6291 (N.S.) adopted 5-18-82)

5854 LIMITATION ON USE AND CONSTRUCTION.

On property subject to the "V" Vernal Pool Area Regulations, no use or
activity is permitted unless authorized by a minor use permit. For
purposes of this Section, "use" or "activity" means any activity which is
likely to alter, modify, disturb, or destroy a vernal pool or its
associated rare, threatened, or endangered species, including but not
limited to:

a. Modifying or disturbing the soil surface or existing vegetation by
grading (including agricultural grading), filling, ditching,
plowing, tilling, cultivating, brushing, grubbing, clearing,
burning, or applying any herbicide or other substance injurious to
plant or animal life. '

b. Draining or filling a vernal pool.

c. Placing an impervious covering on, over, or under the soil or water
surface.
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d. Construction, expansion, alteration, or installation of a structure.

(Added by Ord. No. 6240 (N.S.) adopted 2-17-82)
(Amended by Ord. No. 6291 (N.S.) adopted 5-18-82)

5856 PERMIT CRITERIA.

No use permit, or other required permit shall be granted for any use,
activity, or construction in the area subject to the Ordinance unless the
applicant demonstrates to the satisfaction of the officer or body having
jurisdiction that:

a. The proposed use, activity, or construction will not have any
significant, adverse effects on any identified vernal pool or an
associated rare, threatened, or endangered species; or

b. Adequate mitigating measures will be provided to protect the vernal
pool or its associated rare, threatened, or endangered species; or

c. There are social and economic benefits which override any adverse
effects and there is no reasonably acceptable alternative site which
would fulfill the purposes of the proposed use, activity, or
construciton.

The environmental review documentation prepared and submitted pursuant to
Sections 7610 and 7611 shall be used by the officer or body having
jurisdiction to the maximum extent possible in administering the
provisions of this Section.

(Added by Ord. No. 6240 (N.S.) adopted 2-17-82)
(Amended by Ord. No. 6291 (N.S.) adopted 5-18-82)



5900

DESIGN REVIEW AREA REGULATIONS

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)

5900 TITLE PURPOSE.

The provisions of Section 5900 through Section 59489, inclusive, shall be known as the Design
Review Area Regulations. The purpose of these provisions is to insure that future structures and
development of a site will complement not only the site to be developed but also the surrounding
areas and existing development.

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)

5902 APPLICATION OF DESIGN REVIEW DESIGNATOR.

The design review area designator shall be applied in accordance with the stated purpose of the
Design Review Area Regulations at Section 5900. The ordinance applying said designator to
particular property shall contain a statement of the objective(s) sought to be achieved and the
standard(s) by which the required site plan will be judged.

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)
5905 SITE PLAN REQUIRED.

a. No permit of any type shall be issued for any development in areas subject to the Design
Review Area Regulations until a Site Plan has been submitted and approved in
accordance with the Site Plan Review Procedure commencing at Section 7150. A Site
Plan is not required if the Director determines that the proposed project is of such type or
character that the stated objectives or review criteria contained in the ordinance applying
the design review designator would not be applicable to the proposed project. A Site Plan
is also not required if said ordinance applying the design review designator specifically
waives or exempts the Site Plan requirement for the proposed project, and such an
ordinance waiver or exemption shall be final.

b. The Site Plan shall not be required to contain more information than required to satisfy
the stated concerns of the Board of Supervisors at the time the design review area
designator was applied.

C. The Site Plan requirement of this section may be waived by the Director under either of
the following circumstances:

1. If it is determined that the nature of the proposed project is such that subjecting it
to the Site Plan review process would not materially contribute to the attainment of
the stated purpose or objectives of the ordinance which applied the Design
Review Area
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Regulations to the subject property, or that all of the purposes and requirements
of the Site Plan have been fulfilled by an existing approved discretionary permit.
In making a decision on such a waiver of a Site Plan, the Director shall consider
the recommendation of the applicable Community Planning Group or Sponsor
Group. Waiver requests shall be transmitted by the Director to the Group using a
form approved by the Director for that purpose. If no recommendation is received
by the Director from the Group within 45 days following the Group's receipt of the
request, the Director may make a decision without the Group's recommendation.
Notwithstanding the above, the Community Planning or Sponsor Group may
recommend waiver of entire classes of projects, in which case the Director may
waive projects within these classes without obtaining recommendations from the
Planning or Sponsor Group on each individual case.

2. If all of the purposes and requirements of the Site Plan will be fulfilled by a
concurrent discretionary permit which will be reviewed by the applicable
Community Planning Group or Sponsor Group.

No building permit shall be issued for a project for which the Site Plan requirement has been
waived except pursuant to plans bearing the Director's stamp granting such waiver. No deviation
from aspects of such plans pertinent to the stated purpose or objectives of the ordinance which
applied the Design Review Area Regulations to the subject property shall be permitted without
prior recommendation of the appropriate Community Planning or Sponsor Group.

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)
(Amended by Ord. No. 6761 (N.S.) adopted 4-25-84)
(Amended by Ord. No. 7432 (N.S.) adopted 1-06-88)
(Amended by Ord. No. 8105 (N.S.) adopted 7-15-92)
(Amended by Ord. No. 8185 (N.S.) adopted 12-16-92)
(Amended by Ord. No. 8236 (N.S.) adopted 5-5-93)
(Amended by Ord. No. 9690 (N.S.) adopted 12-15-04)

5906 CONTENT OF SITE PLAN.

The required Site Plan shall specify the dimensions, elevation, color and architectural design of
the proposed buildings and structures necessary to be compatible with the architectural theme
and character of adjacent developed parcels and the existing neighborhood. In addition, the
required Site Plan may, when required pursuant to Section 5905b, include such maps, plans,
drawings, and sketches as are necessary to show:

a. The placement, height and physical characteristics of all existing and proposed buildings
and structures located on the development site;

b. The existing vegetation to be removed or retained and all proposed landscaping;
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The Tocation and dimensions of existing and proposed ingress and egress
points, interior road and pedestrian walkways, parking and storage area;

The existing and finished topography of the development site, including
the existing natural drainage system and its proposed treatment;

The number, size, location and design of existing and proposed signs;
and

The exterior lighting plan, which could have a visual impact on the
exterior appearance of the development.

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)
(Amended by Ord. No. 6761 (N.S.) adopted 4-25-84)

5910

SITE PLAN CRITERIA.

The statement by the approving authority as required by Section 5902 shall be
the general criterion for review of the site plan by the Director. The
following specific criteria shall also be reviewed to achieve the objectives
of the approving authority.

Building Characteristics. The dimensions, color, architectural design
of the proposed buildings and structures shall be compatible and in
keeping with those existing in the designated area.

Building and Structure Placement. The placement of buildings and
structures shall not detract from the visual setting or obstruct
significant views.

Landscaping. The removal of native vegetation shall be minimized and
the replacement vegetation and landscaping shall be compatible with the
vegetation of the designated area and shall harmonize with the natural
landscaping. Landscaping and plantings shall be used to the maximum
extent practicable to screen those features listed in subsections “d"
and "e" of this section and shall not obstruct significant views, either
when installed or when they reach mature growth.

Roads, Pedestrian Walkways, Parking and Storage Areas. Any development
involving more than one building or structure shall provide common
access roads and pedestrian walkways. Parking and outside storage areas
shall be screened from view, to the maximum extent feasible, by existing
topography, by the placement of buildings and structures, or by
landscaping and plantings.
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Grading. The alteration of the natural topography of the site shall be
minimized and shall avoid detrimental effects to the visual setting of
the designated area and the existing natural drainage system.
Alterations of the natural topography shall be screened from view by
landscaping and plantings which harmonize with the natural landscape of
the designated area, except when such alteration add variety to or
otherwise enhance the visual setting of the designated area.

Signs. The number, size, location, and design of all signs shall not
detract from the visual setting of the designated area or obstruct
significant views. Subsequent to the site plan review and approval, any
alteration to signs other than general maintenance shall be subject to a
new Site Plan or an Administrative Permit.

Lighting. The interior and exterior lighting of the buildings and
structures and the lighting of signs, roads and parking areas shall be
compatible with the 1ighting employed in the designated area.

(Added by Ord. No. 6186 (N.S.) adopted 11-18-81)
(Amended by Ord. No. 6983 (N.S.) adopted 7-03-85)
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COASTAL RESOURCE PROTECTION REGULATIONS

5950 TITLE AND PURPOSE.

The provisions of Section 5950 through 5959, inclusive, shall be known as the Coastal Resource
Protection Regulations. The purpose of these provisions is to protect and preserve sensitive
resources within the California Coastal Zone and to assure that development, use, or alteration of
land within major areas of environmental sensitivity, steep slopes, major drainage ways, and
outstanding scenic quality is reviewed and approved in accordance with criteria, standards and
limitations that will protect coastal resources.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)

5952 APPLICATION OF THE COASTAL RESOURCE PROTECTION REGULATIONS.
The Coastal Resource Protection Regulations shall be applied to the areas identified in the Local
Coastal Program Land Use Plan as Coastal Resource Protection Areas.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)
(Amended by Ord. No. 8166 (N.S.) adopted 10-21-92)

5953 EXEMPTIONS.
The following uses and activities are exempt, except as otherwise specified, from the provisions
of the Coastal Resource Protection Regulations.

a. Cultivation of land for agricultural purposes that is currently under cultivation, or that is of
less than 10% slope and has been impacted by cultivation within the past five years,
provided that no such activity shall take place closer than 10 feet from the top or bottom
edge of any slope of 25% grade or greater.

b. Minor excavation or placement of soil materials, not otherwise requiring a grading permit,
incidental to the planting of trees and shrubs or the construction of other landscape
features, provided that such excavations or placement of soil materials does not in itself
alter the general overall topographical configuration of the land and does not take place
on slopes of 25% grade or greater.

C. Minor excavations or placement of soil materials incidental to installation of minor
structural features, and the installation of such features, which are customarily accessory
to a permitted use and do not otherwise require a grading permit or building permit,
provided such excavation, placement of soil materials, or construction does not in itself
alter the general topographical configuration of the land and does not take place on slopes
of 25% grade or greater.

d. Except for provisions of Section 5955, the construction of an individual single-family
residence on an existing lot which contains no slope or portion of a slope that is more than
10 feet in height and has a grade of 25% or greater.

e. Except for provisions of Section 5955, the construction of structures and establishment of
uses customarily accessory to a legally existing principal use.

f. Except for provisions of Section 5955, the construction of roads shown on the Mobility
Element of the San Diego County General Plan.
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(Added by Ord. No. 6743 (N.S.) effective 1-11-85)
(Amended by Ord. No. 10095 (N.S.) adopted 12-8-10)
(Amended by Ord. No. 10162 (N.S.) adopted 8-3-11)

5955 COASTAL ACT PERMIT REQUIRED.
Except as otherwise specified in Section 5953, all uses and development activities are subject to
the issuance of a Coastal Act Permit pursuant to the California Coastal Act of 1976.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)
(Amended by Ord. No. 9935 (N.S.) adopted 4-23-08)

5956 PLANNED DEVELOPMENT REQUIRED.

Except as otherwise specified in Section 5953, development of property 10 acres or greater in
size is subject to the approval of a major use permit for planned development pursuant to
Sections 5800-5849 of this Zoning Ordinance.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)

5957 DEVELOPMENT STANDARDS AND REVIEW CRITERIA.

In addition to applicable development standards and review criteria related to approval of a major
use permit for planned development or the issuance of a Coastal Act Permit, the following
standards and criteria shall apply to development subject to these regulations.

a. Steep Slopes. No development, grading, planting, excavation, deposit of soil or other
material, or removal of natural vegetation, except as may be necessary for fire safety or
installation of utility lines, shall be permitted on steep natural slopes of 25% grade or
greater. This standard may be modified only to the extent that its strict application would
preclude the minimum reasonable use of a property, as defined herein; provided that such
a modification is consistent with the other provisions of this section and that clustering,
setback variances, and other appropriate techniques have been utilized to the maximum
extent feasible in order to avoid or minimize alteration of such natural steep slopes. No
alteration of such natural steep slopes shall be permitted in order to obtain use of a
property in excess of the minimum reasonable use. For purposes of this provision, the
term "minimum reasonable use" shall mean a minimum of one (1) dwelling unit per acre.
Any encroachment into steep slope areas over 25% shall not exceed 10% of the steep
slope area over 25% grade. For parcels one acre or less, with all or nearly all of their area
in slopes over 25% grade, an encroachment into the steep slope area may be permitted,
provided any area to be disturbed from its natural state shall be limited to 2,000 square
feet or 20% of the entire parcel (including areas under 25% slope), whichever is greater.
Areas with slopes over 25% grade may be used in order to provide access to flatter areas
if there is no less environmentally damaging alternative available.

b. Habitat protection. Development shall be designed, to the maximum extent feasible and
giving consideration to adjacent areas and uses, in such a way as to:

1. Conserve as much existing contiguous area of coastal mixed chaparral and
coastal sage scrub habitats as feasible while protecting remaining areas of such
habitat from highly impacting uses;

2. Minimize fragmentation or separation of existing contiguous natural areas;
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3. Provide connection of existing natural areas with each other or with other open
space areas to maintain local wildlife movement corridors;

4. Maintain the broadest possible configuration of natural habitat area to aid dispersal
of organisms within the habitat;

5. Cluster residential or other uses near the edges of the natural areas rather than
dispersing such uses within the natural areas;

6. Conserve the widest variety of physical and vegetation conditions to maintain
habitat diversity; and

7. Preserve rare and endangered species on the site, rather than by transplantation
offsite.

Grading.

1. Proposed grading and removal or deposit of soil materials shall not have

significant adverse impacts on areas of environmental sensitivity.

2. Building sites at the top of steep slopes shall be graded to direct runoff away from
the top of the slope, or drainage shall be handled in another manner that will
prevent erosion of the slope.

3. Grading activity is prohibited between October 1 and April 1 of each year.

4. All cut and fill slopes and other graded areas shall be landscaped prior to October
1 with temporary or permanent landscape materials. Such landscaping shall be
designed to minimize erosion potential, be adequately maintained and shall be
replanted if not established by December 1. Use of drought tolerant native plants
is encouraged.

Drainage. Drainage and runoff shall be controlled by appropriate measures, such as
installation of on-site energy dissipators and siltation basins, and, when necessary, off-site
improvements to prevent siltation of lagoons, their tributary streams and drainageways,
and other environmentally sensitive areas. All new subdivisions and commercial
developments shall control drainage and runoff so as not to exceed the peak rate of runoff
associated with the property in its undeveloped state. To comply with this provision, a
runoff and sediment control plan shall be prepared by a Registered Civil Engineer. Such
plan shall be based, at a minimum, on the intensity of rainfall expected during a six-hour
period once every ten years (ten years, six-hour rainstorm).

Wetlands. All provisions of Section 2818b are applicable to properties subject to these
regulations.

Scenic quality. All provisions of Section 5210 are applicable to properties subject to these
regulations.

Open space. All open space resulting from application of these regulations shall be
placed in a permanent open space easement as a condition of permit approval.
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h. Except as may be inconsistent with "a" through "g", above, Board of Supervisors Policy
I-73, Hillside Development, shall apply to property containing steep slopes.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)
(Amended by Ord. No. 7008 (N.S.) adopted 8-07-85)
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UNSEWERED AREA REGULATIONS

5960 TITLE AND PURPOSE.

The provisions of Section 5960 through Section 5964, inclusive, shall be
known as the Unsewered Area Regulations. The purpose of these provisions
is to regulate development in those locations that are planned and zoned
for urban use but are not within a sewer district, recognizing that
development of these areas without public sewers could have adverse
impacts on the level and quality of the groundwater table, coastal bluff
erosion, water quality of wetlands, and public health. Development of
these areas without public sewers could also result in densities lower
than those planned which could inhibit concentration of development and
could also lead to increased pressure to develop less appropriate coastal
area locations, such as agricultural lands.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)

5962 APPLICATION OF UNSEWERED AREA DESIGNATOR.

The Unsewered Area Regulations shall be applied to those areas without
sewer service where appropriate to achieve the purpose set forth in
Section 5960.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)

5964 LIMITATIONS ON USES AND DIVISIONS OF LAND.

Notwithstanding the provisions of the applicable use regulations, no
divisions of land which create parcels or lots smaller than one acre, and
no development or use of land that requires disposal of domestic waste
water on parcels or lots smaller than one acre, shall be permitted unless
public sewer is provided and utilized. Legal lots which existed prior to
July 21, 1982, and tentative subdivision maps which were approved by the
County prior to July 21, 1982, are exempt from these provisions.

(Added by Ord. No. 6743 (N.S.) effective 1-11-85)
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