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T A B L E  O F  C O N T E N T S  

ARTICLE XV ZONING & SUBDIVISION 

Chapter 15.04 Zoning & Subdivision Regulations 

 GENERAL PROVISIONS .......................................................... 1-1 SERIES 100
Article 15.04.101 Introductory Provisions .................................................. 1-1 

 Title and Authority ............................................................................ 1-1 15.04.101.010
 Purpose ............................................................................................... 1-1 15.04.101.020
 Structure of Zoning and Subdivision Regulations ........................ 1-2 15.04.101.030
 Applicability........................................................................................ 1-3 15.04.101.040
 Interpretation – No Civil Liability .................................................. 1-6 15.04.101.050
 Zoning Districts Established ........................................................ 1-76 15.04.101.060
 Official Zoning Map and District Boundaries .............................. 1-9 15.04.101.070

Article 15.04.102 Rules for Construction of Language ........................... 1-10 
 Purpose ............................................................................................ 1-10 15.04.102.010
 Rules for Construction of Language ........................................... 1-10 15.04.102.020
 Rules of Interpretation .................................................................. 1-10 15.04.102.030

Article 15.04.103 Rules of Measurement .................................................. 1-11 
 Purpose ............................................................................................ 1-11 15.04.103.010
 General Provisions ......................................................................... 1-11 15.04.103.020
 Fractions .......................................................................................... 1-11 15.04.103.030
 Measuring Distances ...................................................................... 1-12 15.04.103.040
 Measuring Height ........................................................................... 1-13 15.04.103.050
 Determining Grade ........................................................................ 1-16 15.04.103.060
 Measuring Lot Width and Depth ................................................. 1-16 15.04.103.070
 Determining Average Slope .......................................................... 1-17 15.04.103.080
 Determining Floor Area ................................................................ 1-17 15.04.103.090
 Determining Floor Area Ratio ..................................................... 1-18 15.04.103.100
 Determining Lot Coverage ........................................................... 1-19 15.04.103.110
 Determining Lot Frontage ............................................................ 1-20 15.04.103.120
 Determining Setbacks .................................................................... 1-20 15.04.103.130
 Measuring Signs .............................................................................. 1-21 15.04.103.140
 Measuring Parking Lot Landscaping ........................................... 1-21 15.04.103.150
 Measuring Pedestrian Clearance ................................................... 1-21 15.04.103.160
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Article 15.04.104 Key Terms and Definitions .......................................... 1-22 
 Key Terms ....................................................................................... 1-22 15.04.104.010
 Definitions ....................................................................................... 1-28 15.04.104.020

 BASE ZONING DISTRICT REGULATIONS ................................ 2-1 SERIES 200
Article 15.04.201 Residential Districts ........................................................ 2-1 

 Purpose ............................................................................................... 2-1 15.04.201.010
 Land Use Regulations ....................................................................... 2-2 15.04.201.020
 Development Standards – RH, RL1 and RL2 Districts .............. 2-6 15.04.201.030
 Design Standards for Single Family Housing ............................. 2-10 15.04.201.040
 Development Standards – RM Districts ..................................... 2-13 15.04.201.050
 Height Regulations for Sloped Lots ............................................ 2-16 15.04.201.060
 Design Standards for Multi-Family Housing ............................. 2-18 15.04.201.070
 Residential Development Types ................................................... 2-21 15.04.201.080
 Small Lot Subdivisions .................................................................. 2-27 15.04.201.090
 Hillside Subdivisions ...................................................................... 2-28 15.04.201.100

Article 15.04.202 Mixed-Use Districts ...................................................... 2-39 
 Purpose ............................................................................................ 2-39 15.04.202.010
 Land Use Regulations .................................................................... 2-40 15.04.202.020
 Development Standards ................................................................ 2-45 15.04.202.030
 Supplemental Regulations ............................................................. 2-53 15.04.202.040

Article 15.04.203 Commercial Districts .................................................... 2-58 
 Purpose and Applicability ............................................................. 2-58 15.04.203.010
 Land Use Regulations .................................................................... 2-59 15.04.203.020
 Development Standards ................................................................ 2-64 15.04.203.030

Article 15.04.204 Industrial Districts ......................................................... 2-70 
 Purpose ............................................................................................ 2-70 15.04.204.010
 Land Use Regulations .................................................................... 2-71 15.04.204.020
 Development Standards ................................................................ 2-75 15.04.204.030
 Supplemental Regulations ............................................................. 2-76 15.04.204.040

Article 15.04.205 Public, Cultural, and Institutional & Parks and 
Recreation Districts ....................................................... 2-78 

 Purpose ............................................................................................ 2-78 15.04.205.010
 Land Use Regulations .................................................................... 2-78 15.04.205.020
 Development Standards ................................................................ 2-80 15.04.205.030
 Supplemental Regulations ............................................................. 2-82 15.04.205.040

Article 15.04.206 Open Space District ...................................................... 2-83 
 Purpose ............................................................................................ 2-83 15.04.206.010
 Land Use Regulations .................................................................... 2-83 15.04.206.020
 Development Standards ................................................................ 2-84 15.04.206.030
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 Supplemental Regulations ............................................................. 2-85 15.04.206.040

Article 15.04.207 Agricultural District....................................................... 2-86 
 Purpose ............................................................................................ 2-86 15.04.207.010
 Land Use Regulations .................................................................... 2-86 15.04.207.020
 Development Standards ................................................................ 2-87 15.04.207.030
 Supplemental Regulations ............................................................. 2-88 15.04.207.040

 OVERLAY ZONING DISTRICT REGULATIONS ......................... 3-1 SERIES 300
Article 15.04.301 General Provisions .......................................................... 3-1 

 Purpose and Applicability ................................................................ 3-1 15.04.301.010
 Initiation.............................................................................................. 3-1 15.04.301.020
 Review and Approval ........................................................................ 3-1 15.04.301.030

Article 15.04.302 Creek Protection Overlay District ................................. 3-2 
 Purpose and Applicability ................................................................ 3-2 15.04.302.010
 Creek Determinations and Creek Mapping ................................... 3-3 15.04.302.020
 Alterations to Streambed and Riparian Vegetation ...................... 3-3 15.04.302.030
 Construction near Creek Culverts and Channelized Creeks. ...... 3-5 15.04.302.040
 Creek Setback ..................................................................................... 3-6 15.04.302.050
 Permitted Uses and Limits on Uses Within Creek Setbacks....... 3-7 15.04.302.060
 Culverts, Walls, and Other Structures within Creeks ................ 3-11 15.04.302.070
 Construction Monitoring, Inspection and Maintenance 15.04.302.080

Programs .......................................................................................... 3-11 

Article 15.04.303 Historic Districts and Landmarks Overlay 
Districts........................................................................... 3-13 

 Specific Purposes ............................................................................ 3-13 15.04.303.010
 Terminology .................................................................................... 3-14 15.04.303.020
 Applicability..................................................................................... 3-20 15.04.303.030
 Establishment of -H Historic Overlay Districts and -L 15.04.303.040

Landmark Designations; Zoning Map Designators .................. 3-20 
 Initiation........................................................................................... 3-20 15.04.303.050
 -H and -L Overlay District Designation Criteria ....................... 3-21 15.04.303.060
 Procedure for Designating Property ............................................ 3-21 15.04.303.070
 Permit or Work Moratorium ........................................................ 3-25 15.04.303.080
 Richmond Historic Register ......................................................... 3-25 15.04.303.090
 Land Use and Property Development Regulations ................... 3-25 15.04.303.100
 Historic Building Code .................................................................. 3-26 15.04.303.110
 Certificates of Appropriateness .................................................... 3-26 15.04.303.120
 Demolition Permits ........................................................................ 3-28 15.04.303.130
 Maintenance and Upkeep .............................................................. 3-29 15.04.303.140
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 Enforcement and Penalties. .......................................................... 3-31 15.04.303.150
 Mills Act Contracts ........................................................................ 3-31 15.04.303.160

Article 15.04.304 Interim Study Overlay District .................................... 3-36 
 Specific Purpose and Applicability .............................................. 3-36 15.04.304.010
 Zoning Map Designator ................................................................ 3-36 15.04.304.020
 Study Districts Established ........................................................... 3-36 15.04.304.030
 Land Use Regulations .................................................................... 3-37 15.04.304.040
 Development Regulations ............................................................. 3-37 15.04.304.050
 Expiration of IS District Ordinance – Renewal ........................ 3-37 15.04.304.060
 Resubmittal of Development Proposals ..................................... 3-37 15.04.304.070

Article 15.04.305 Neighborhood Conservation Overlay District .......... 3-38 
 Purpose and Applicability ............................................................. 3-38 15.04.305.010
 Minimum Area; Eligibility for Designation ................................ 3-38 15.04.305.020
 Establishment of -NC Neighborhood Conservation 15.04.305.030

Overlay District; Zoning Map Designators ................................ 3-38 
 Initiation; Neighborhood Council Consultation ........................ 3-39 15.04.305.040
 Neighborhood Conservation Plan Contents .............................. 3-39 15.04.305.050
 Adoption Procedure ...................................................................... 3-39 15.04.305.060
 Land Use Regulations .................................................................... 3-40 15.04.305.070
 Development Standards ................................................................ 3-40 15.04.305.080
 Existing Lots and Structures ......................................................... 3-41 15.04.305.090

Article 15.04.306 Shoreline Overlay District ............................................ 3-42 
 Purpose ............................................................................................ 3-42 15.04.306.010
 Applicability..................................................................................... 3-42 15.04.306.020
 Permit Requirements ..................................................................... 3-42 15.04.306.030
 Development Regulations ............................................................. 3-42 15.04.306.040
 Guarantees of Public Access ........................................................ 3-45 15.04.306.050

 FORM-BASED CODE ZONING DISTRICTS .............................. 4-1 SERIES 400

 SPECIFIC PLANS ..................................................................... 5-1 SERIES 500
Article 15.04.501 General Provisions .......................................................... 5-1 

 Purpose and Applicability ................................................................ 5-1 15.04.501.010
 Preparation, Adoption, and Amendments ..................................... 5-1 15.04.501.020
 Review and Approval; Required Findings ..................................... 5-1 15.04.501.030
 Post-Approval Administration ........................................................ 5-2 15.04.501.040

SERIES 600 GENERAL STANDARDS ........................................................... 6-1 

Article 15.04.601 General Site Regulations ................................................. 6-1 
 Accessory Uses and Structures ........................................................ 6-1 15.04.601.010
 Building Projections into Yards ...................................................... 6-3 15.04.601.020
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F. To facilitate the appropriate location of community facilities, institutions, parks, and 
recreational areas. 

 Structure of Zoning and Subdivision Regulations 15.04.101.030
A. Organization of Regulations. The Zoning and Subdivision Regulations consist of 

eight series: 

100 Series – Introductory Provisions 

200 Series – Base Zoning Districts 

300 Series – Overlay Zoning Districts  

400 Series – Form-Based Code Zoning Districts (reserved for Council-adopted code) 

500 Series – Specific Plans (general authority for specific plans; individual plans such as the 
Richmond Bay Specific Plan will be published in a separate volume) 

600 Series – Additional Use and Development RegulationsGeneral Standards 

700 Series – Land Divisions, Dedications and Improvements 

800 Series – Administration and Permits 

B. Types of Regulations. The Zoning and Subdivision Regulations include four types 
of regulations that control the use and development of property: 

1. Land Use Regulations. These regulations specify the land uses permitted, 
conditionally permitted, and prohibited in each zoning district. These 
regulations also provide any special requirements that are applicable to 
specific uses. Land use regulations for base zoning districts and for overlay 
districts are located in the 200 and 300 Series. Additional land use regulations 
that apply citywide or to only some of the zoning districts, such as those 
pertaining to nonconforming uses and specific uses (e.g., alcoholic beverage 
sales, emergency shelters, live-work, residential care facilities, and second 
accessory dwelling units), are located in the 600 Series. Performance 
standards that govern special uses are also located in the 600 Series. 

2. Development Regulations. These regulations control the height, bulk, 
density/intensity, location and appearance of structures on development 
sites. Development regulations for base zoning districts and for overlay 
districts are located in the 200 and 300 Series. Design standards for public 
improvements for subdivisions are located in the 700 Series. Regulations for 
Form-based Zoning Districts are located in the 400 Series. Development 
regulations, applicable to some or all zoning districts, are located in the 600 
Series; these include regulations for accessory buildingsstructures, fences, 
landscaping, lighting, nonconforming uses and structures, off-street parking 
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and loading, signs, and wireless communications facilities. Design standards 
for public improvements in subdivisions are in the 700 Series. 

3. Administrative Regulations. These regulations contain detailed procedures 
for the administration of these regulations and include common procedures, 
processes and standards for discretionary entitlement applications and other 
permits. Specific procedures for processing maps related to subdivisions, 
approving improvement agreements, and other approvals related to land 
divisions are located in the 700 Series. Authority for adopting and 
implementing Specific Plans is located in the 500 Series. Administrative 
regulations are located in 800 Series. 

4. General Terms and Use Classifications. The 100 Series provides a list of 
terms and definitions of the terms used in the Zoning and Subdivision 
Regulations. 

 Applicability 15.04.101.040
A. General Rules for Applicability. 

1. Applicability to Property. The Zoning and Subdivision Regulations apply, to 
the extent permitted by law, to all property within the corporate limits of the 
City and to property for which applications for annexation and/or 
subdivisions have been submitted to the City, including all uses, structures 
and land owned by any private person, firm, corporation or organization, or 
the City or other local, State or federal agencies. Any governmental agency is 
exempt from these Regulations only to the extent that such property may not 
be lawfully regulated by the City. Parcels which lie across jurisdictional 
boundaries shall be subject to the entitlement process of the jurisdiction in 
which it has the most land acreage. The other jurisdiction will remain a 
responsible agency and projects may be subject to additional design review. 

2. Compliance with Regulations. Land must be used, and structures must be 
constructed, occupied, enlarged, altered, demolished and moved in 
accordance with the provisions of the Regulations. 

B. Relation to Other Regulations.  

1. General. The Zoning and Subdivision Regulations and the requirements or 
conditions imposed by them do not supersede any other regulations or 
requirements adopted or imposed by the City Council, the State of 
California, or any federal agency that has jurisdiction over uses and 
development authorized by these Regulations. All uses and development 
authorized by these Regulations shall comply with all other such regulations 
and requirements. Where conflict occurs between the provisions of these 
Regulations and any other provision of the Municipal Code, City ordinance, 
resolution, guideline or regulation, the more restrictive provisions control, 
unless otherwise specified. 
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2. Permit Streamlining Act. It is the intent of the Zoning and Subdivision 
Regulations that all solely adjudicatory actions taken by the decision-making 
body pursuant to these Regulations be within a time frame consistent with 
the provisions of Government Code Section 65920 et seq. (California Permit 
Streamlining Act). These Regulations may not be interpreted as imposing 
time limits on a decision-making body’s legislative actions or quasi-legislative 
judgments. 

3. Relation to Private Agreements. The Zoning and Subdivision Regulations 
shall not interfere with or annul any recorded easement, covenant, or other 
agreement now in effect, provided that where these Regulations impose a 
greater restriction than imposed by an easement, covenant, or agreement, 
these Regulations control. 

4. Application During Local Emergency. The City Council may authorize a 
deviation from a provision of the Zoning and Subdivision Regulations during 
a local emergency that has been proclaimed and ratified under the Municipal 
Code. The City Council may authorize a deviation by resolution without 
notice or public hearing. 

C. Consistency with the General Plan. Any permit, license or approval issued 
pursuant to these Regulations must be consistent with the General Plan and all 
applicable specific plans. Where there is a conflict between this the Zoning and 
Subdivision Regulations and the General Plan, the General Plan prevails.  

D. Effect on Previously Approved Projects and Projects in Progress. Any building, 
structure or use of land for which conditional use permits, variances, or design 
approval have been granted must be completed in accordance with the zoning, plans, 
specifications and permits on which these approval were granted within two years of 
such granting, except if a later expiration date is stated in the approval. Any building,. 
structure, or use of land for which a Building Permit or its functional equivalent has 
been issued and where substantial work has been performed and substantial liabilities 
incurred in good faith reliance thereon, may be completed and used in accordance 
with the plans, specifications and permits on which these permits or approvals were 
granted. No extensions of time, except as provided for in the Building Code, shall be 
granted for commencement of construction, unless the applicant has secured a 
permit extension from the Department of Planning and Building Services. This 
provision does not apply to projects with an approved vesting tentative map or 
development agreement. 

1. Applications Filed Prior to and Approved After the Effective Date of the 
Zoning and Subdivision Regulations. 

a. Applications for Design Review and Use Permits Submitted Prior to and 
Approved After the Effective Date of these Regulations. Complete 
applications filed prior to the effective date of the ordinance 
codifying these Zoning and Subdivisions Regulations may be 
approved under the current provisions of Article XV upon request of 
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the applicant. For a four month period after the effective date of the 
ordinance codifying these Regulations applicants may elect to 
develop under the provisions of the prior Zoning Ordinance and the 
Interim Zoning Regulations, but in that case shall comply with all 
provisions of the prior Zoning Ordinance and Interim Zoning 
Regulations. If a Building Permit application is not filed within one 
year of the date of approval of Design Review or Use Permit, the 
approval shall expire unless otherwise specified in the conditions of 
approval. 

i. A one-year time extension may be permitted upon 
submission of a completed application fee, and 
documentation showing conditions have not substantially 
changed since the approval was granted. 

ii. All requests for extensions shall be reviewed for compliance 
to the applicable development standards. Where the pre-
existing Zoning Ordinance or Interim Regulations is silent on 
any specific aspect of land use regulations and development 
standards, these Regulations control.  Extension requests may 
be denied or approved by the Zoning Administrator. The 
Zoning Administrator shall approve the extension request if 
the delay in obtaining a building permit was not caused by the 
applicant and has discretion to approve or deny the extension 
if the applicant failed to take steps towards obtaining a 
building permit. This decision is appealable to the Planning 
Commission, which may deny, approve, or approve with new 
conditions the extension request. 

b. Applications for Tentative Subdivision Maps and Parcel Map Submitted Prior 
to and Approved After the Effective Date of this Zoning Code. Complete 
applications filed prior to the effective date of the ordinance 
codifying these Regulations may be approved under the current 
provisions of Article XV. Applicants may elect to develop under the 
provisions of the prior Subdivision Regulations and the Interim 
Zoning Regulations, but in that case shall comply with all provisions 
of the prior Subdivision Regulations. If the final subdivision map and 
associated improvement plans are not filed within two years of the 
date of the Tentative Map approval, the approval shall expire. 

i. If a final map application is not filed prior to the date of 
tentative map expiration, the tentative map approval shall 
expire, unless a time extension is requested and approved. A 
time extension may be permitted upon submission of a 
completed application and the required fee. 

ii. All requests for extensions shall be reviewed for compliance 
to the existing development standards of the applicable 
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zoning districts and overlay districts and these Regulations 
where the pre-existing Subdivision Regulations are silent as to 
land use regulations, improvement standards, design and 
development standards. Extension requests may be denied, 
approved, or approved with new or modified conditions (if 
not a vesting tentative map) by the original Approving 
Authority. When making its decision, the Approving 
Authority shall consider whether the delay in obtaining a final 
map was caused by the applicant. 

c. Applications for Rezoning Filed Prior to and Approved After the Effective Date 
of this Zoning Code. Rezoning applications filed prior to the effective 
date of this Zoning Code shall be governed by the provisions, 
standards and conditions of approval established in these Regulations 
or, at the applicant’s request, the prior Interim Zoning Regulations 
and shall follow the applicable procedures identified in the 800 Series, 
Administration and Permits, of these Regulations. In the event an 
applicant requests compliance to any provisions of these Regulations, 
all provisions of these Regulations shall apply to the Zoning Map 
Amendment request. 

i. In the case of an application for rezoning, if the applicant 
elects to comply with these Zoning Regulations, the parcel 
shall be rezoned to one or more Zoning Districts established 
in these Regulations. 

ii. In the case of an application for an Amendment to a pre-
existing Planned Area District, if an applicant elects to 
comply with these Regulations, the Amendment procedure 
shall follow the applicable provisions in the 800 Series. 

2. Applications Filed After the Effective Date of these Regulations and Not 
Covered by Pre-Existing Planned Area or Development Agreement. All 
new applications for Rezoning, Use Permits, Planned Area (PA) Zoning, and 
Tentative  Subdivision Maps and Parcel Maps filed after the effective date of 
these Regulations, including modifications and amendments to those new 
applications, shall conform to the current provisions of Article XV. 

 Interpretation – No Civil Liability 15.04.101.050
None of the provisions in these Zoning and Subdivision Regulations or in any other 
ordinance or resolution of the City or in any rule or regulation promulgated pursuant thereto, 
whether pre-existing, existing or in the future, are intended to create or to be construed to 
create an imposition of civil liability on the City, its Council, commissioners, officers or 
employees while acting in accordance with such provisions. 
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 Measuring Height 15.04.103.050
A. Measuring Building Height. Building height shall be defined as the distance from 

finished grade to the highest point of the coping of a flat roof or to the deck line of a 
mansard roof or to the highest point of the highest gable of a pitched or hipped roof. 
The height of a stepped or terraced building is the maximum height of any segment 
of the building along the finished grade directly below. For structures projecting over 
water, height will be measured from highest grade at front (landward) property line. 
On lots with a grade change of 10 percent or more between the front and rear 
property lines, building height is measured from the “grade plane” as determined in 
the following subsection, and height shall be measured from the measure point at the 
top of the building, as determined above, to the grade plane. 

FIGURE 15.04.103.050-A(1): MEASURING BUILDING HEIGHT  

 

FIGURE 15.04.103.050-A(2): MEASURING BUILDING HEIGHT OF A TERRACED OR 
STEPPED BUILDING 

 

* 

* or roof mid-point 
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 Key Terms and Definitions Article 15.04.104

Sections: 
 Key Terms 15.04.104.010
 Definitions 15.04.104.020

 Key Terms 15.04.104.010
Abutting or Adjoining   
Access 
Accessory Dwelling Unit 
Active Play Area 
ADA 
Adjacent 
Administrative Review  
Adult Businesses  
Affordable-Housing Related Terms 

Accessible  
Affordable Housing Units  
Affordable Housing Cost  
Density Bonus  
Housing Unit  
Inclusionary Unit  
Initial Subsidy  
In-lieu Fee 
Proportionate Share of Appreciation 
Resale Control 
Senior Citizen  
Senior Citizen Housing Development  

Agent  
Agricultural Production and Services  
Alley 
Allowed Use 
Alteration  
Amendment 
Animals, Domestic (Household Pets)  
Animal Husbandry 
Animal Keeping  
Animal Sales and Services  

Boarding Kennel  
Clinic/Hospital  
Grooming 
Retail Sales (Pet Shops)  
Riding Schools and Stables 

Veterinary Services  
Applicant  
Approval Authority 
Area  
Architectural Feature  
Arterial Street  
Artisan/Small-Scale Manufacturing  
Artist’s Studio  

Studio-Light  
Studio-Heavy  

Auto/Vehicle Sales and Services  
Alternative Fuels and Recharging Facility  
Automobile Rental  
Automobile Storage Parcel  
Automobile/Vehicle Sales and Leasing, 

New and Used  
Automobile/Vehicle Repair, Major 
Automobile/Vehicle Service and Repair, 

Minor  
Automobile/Vehicle Washing  
Large Vehicle and Equipment Sales, Service 

and Rental  
Service Station 
Towing and Impound  

Awning 
Balcony 
Banks and Financial Institutions 

Bank and Savings and Loan  
Nontraditional Financial Institutions  

Basement 
Bathroom  
Bay Window    
Bedroom 
Bicycle-Parking Related Terms 

Abandoned Bicycle 
Bicycle 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 11 of 140



Bicycle Locker 
Bicycle Parking Space 
Bicycle Path 
Class 1 Bicycle Parking Space(s) 
Class 2 Bicycle Parking Space(s) 
Fixed  
Long-Term Bicycle Parking 
Publicly Accessible  
Rack Element 
Secured Bicycle Parking 
Short-Term Bicycle Parking  
Tandem 

Bikeway 
Bikeway Classes 

Class I Bikeway (Bike Path) 
Class II Bikeway (Bike Lane) 
Class III Bikeway (Bike Route) 
Class IV Bikeway (separated bikeway) 

Block 
Block Face 
Bluff  
Breweries 

Brewery, Production 
Brewery, Brew-On Premises 
Micro-brewery 

Buffer 
Build-to Line  
Building 

Building, Accessory 
Building, Principal 

Building Code 
Building Face  
Building Site 
Business Services  
Canopy  
Carport  
Catering Service  
CDHP 
Cemetery 
Centerline of Street  
Change of Use  
Civil Code  
College and Trade School  
Commercial Entertainment and 

Recreation 

Cinema  
Theater  
Large-scale Facility  
Small-scale Facility  

Commercial Kitchen  
Commissary 
Communications Facilities  

Antennas and Transmission Towers  
Equipment within Buildings  

Community Assembly 
Community Garden  
Condition of Approval  
Conditional Use 
Condominium Related Terms 

Association 
Common Area 
Community Apartment 
Community Apartment Project 
Condominium 
Consumer Price Index, Rental Component 
Conversion 
Cooperative, Stock 
Developer 
Open Space––Common 
Open Space––Private 
Open Space––Recreational 
Owner 
Residential Condominium 
Tenant 
Unit 

Construction 
Construction and Material Yard  
CPUC; PUC 
Creek-Related Terms 

Brush Layering 
Brush Matting 
Creek 
Cribwalls 
Culverted  
Daylighting 
Fascines 
Gabions 
Restoration  
Retention Basins  
Riprap   
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Cul De Sac  
Cultural Facility  
Day Care  
Day Care Home, Large 
Days 
De novo 
Decision-making Body 
Deck 
Demolition  
Density  
Design 
Design Review Board 
Detached Structure  
Development 
Development Agreement 
Director 
Drive-Through Facilities  
Driveway 
Drug Paraphernalia 
Duplex  
Dwelling Unit 
Easement 
Eating and Drinking Establishments  

Bars/Night Clubs/Lounges  
Brewpub 
Restaurant, Full Service  
Restaurant, Limited Service  
Restaurant with Drive Through  

Effective Date 
Efficiency Unit  
Elderly and Long-Term Care 
Electric Vehicle (EV) 
Electric Vehicle Supply Equipment 
Emergency  
Emergency Shelter  
Environmental Impact Report (EIR) 
Environmental Review 
Erect 
Et seq 
EV Capable 
EV Ready 
Exterior Storage  
FAA 
Façade 
Family  

Family Day Care  
Small  
Large  

Farmers Market 
FCC 
Feasible  
FEMA 
Fence-Related Terms 

Fence  
Opacity  

Final Map 
Finance, Insurance and Real Estate 

Services  
Fire Chief  
Floor Area 
Food and Beverage Sales  

Convenience Market  
Farmers Market  
General Market  
Liquor Store  

Food Membership Distribution Site 
Footprint  
Freight/Truck Terminal and Warehouse 
Frontage, Street 
Funeral and Interment Service  
Garage 
Glare 
Government Code 
Government Buildings  
Grade 

Adjacent Grade 
Average Grade 
Existing Grade 
Finished Grade 

Group Residential  
Congregate Housing  
Senior Group Residential  

Habitable Room  
Hazardous Waste Terms 

Hazardous Materials  
Hazardous Waste Facility  

Health and Safety Code  
Heat 
Height 
Home Occupation 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 13 of 140



Hospitals and Clinics  
Hospital  
Clinic  
Skilled Nursing Facility  

Hours of Operation  
Household 
Household Income Types 

Extremely Low Income Household 
Low Income Household 
Moderate Income Household 
Very Low Income Household 

Household Pets  
Housing Authority 
Illegal use 
Improvement 
Improvement Agreement  
Improvement Plan 
Indoor Agriculture  
Industrial, General  
Industrial Limited  
Instructional Services  
Intensity of Use  
Intersection, Street  
ITE 
Junior Accessory Dwelling Unit 
Kitchen 
Land Use  
Landscape-Related Terms 

Applied Water  
Automatic Irrigation Controller 
Backflow Prevention Device  
Certified Irrigation Designer   
Check Valve or Anti-Drain Valve  
Compost  
Drip Irrigation  
Effective Precipitation or “Usable Rainfall” 

(Eppt)  
Emitter  
Established Landscape   
Establishment Period   
Estimated Total Water Use (ETWU)  
ET Adjustment Factor   
Evapotranspiration Rate  
Flow Rate  
Flow Sensor   

Graywater  
Hydrozone  
Infiltration Rate  
Invasive Plant Species  
Irrigation Efficiency  
Irrigation Survey  
Irrigation Water Use Analysis  
Landscape Area  
Landscape Contractor  
Landscape Water Meter   
Landscaping  
Lateral Line  
Low Volume Irrigation  
Maximum Applied Water Allowance   
Microclimate  
Mulch  
Operating Pressure  
Overhead Sprinkler Irrigation Systems 
Pervious  
Plant Factor or “Plant Water Use Factor” 
Precipitation Rate  
Rain Sensor  
Recycled Water   
Reference Evapotranspiration (ETo)  
Runoff  
Soil Moisture Sensing Device  
Special Landscape Area   
Sprinkler Head   
Station   
Swing Joint A 
Turf  
Valve   
Water Conserving Plant Species  
Water Feature  
Watering Window   
WUCOLS  

Ldn 
Light Fleet-Based Service  
Lighting-Related Terms 

Color Rendition  
Display Lot or Area 
Flood Lamp 
Fully Shielded Light Fixture   
Glare 
Illuminance 
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Light Trespass 
Lumen 
Luminaire 
Lux 
Opaque 
Outdoor Light Fixture 
Searchlight 
Spot Lamp 
Live-Work 

Living Accommodations 
Living Room  
Lot 

Abutting Lot 
Corner Lot 
Flag Lot 
Interior Lot 
Through Lot 

Lot Area 
Lot Area, Net  
Lot Coverage 
Lot Line 
Lot Line Adjustment 
Lot Line Types 

Front Lot Line 
Front Lot Line, Corner Lot  
Interior Lot Line 
Rear Lot Line 
Side Lot Line 
Street Side Lot Line 

Maintenance and Repair 
Maintenance and Repair Service  
Major Subdivision  
Major Transit Stop 
Mansard 
Marijuana-Related Terms 

Attending Physician 
Bureau of Medical Marijuana Regulations 
Cannabis 
Collective 
Commercial Cannabis Activity 
Cultivation 
Delivery 
Dispensary 
Distributor 
Edible Marijuana Product 

Management Member 
Manufacturer 
Marijuana 
Marijuana Cultivation Facility   
Marijuana Product Manufacturer 
Medical Marijuana 
Medical Marijuana Business 
Medical Marijuana Regulation and Safety 

Act (MMRSA) 
Person  
Primary Caregiver 
Qualified Patient 
Testing Laboratory 
Transporter 

Marinas  
Media Production  
Master Fee Schedule 
Merger 
Mezzanine 
Mixed-Use Building 
Mixed-Use Development  
Mobile Vending Unit 
Monument Works 
Multi-Use Path 
Multiple-Unit Dwelling  
Municipal Code  
Neighborhood Council  
Noise-Related Terms  

Ambient Noise Level 
Cumulative Period 
Decibel (dB) 
Noise Level 

Nonconforming Lot  
Nonconforming Structure 
Nonconforming Use  
Nursery and Garden Center 
NPDES  
Off-Site Use  
Offices  

Medical and Dental  
Walk-In Clientele  

On-Site Use  
Open Space Types 

Open Space, Common 
Open Space, Private 
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Open Space, Useable 
Opposite  
Ordinary Maintenance  
OSHA 
Outdoor Agriculture  
Outdoor Storage  
Outdoor Vendor 
Overlay District 
Owner 
Parapet Wall  
Parcel 
Parcel Map 
Park and Recreation Facility  
Parking Area 
Parking Facilities, Commercial  
Path 
Peak Hour  
Pedestrian Way 
Permit 
Permitted Use 
Person 
Personal Services  

General Personal Services  
Massage Establishment  
Health/Fitness Facility  
Tattoo or Body Modification Parlor 

Persons with Disabilities 
Petroleum Refining 
Planned Development   
Planned Residential Group    
Planning Division   
Planting Strip 
Pre-existing 
Principal Structure  
Printing & Publishing  
Project 
Property Line  
Public Resources Code  
Public Safety Facility  
Qualified Applicant 
Reasonable Accommodation 
Research and Development  
Residential Care, General 
Residential Facility  

Residential Care, General  

Residential Care, Limited  
Residential Care, Senior  
Hospice, General  
Hospice, Limited  

Retail Sales  
Building Materials and Services  
General Retail Sales, Small-Scale 
General Retail Sales, Large-Scale  
Pawn Shop; Secondhand Store  
With Drive-Through  

Reversion to Acreage Map 
Right-of-Way  
Salvage and Wrecking  
Sanitary Waste and Recycling Facilities  

Recycling Collection Facilities  
Recycling Processing Facilities  
Waste Hauling and Transfer Facilities 
Composting and Waste Disposal 
Conversion Technology Facilities 

(Waste/Biomass to Energy)  
School  
Screening 
Seaport  
Second Dwelling Unit 
Setback 
Shoreline  
Sidewalk 
Sight Distance Triangle 
Sight Triangle 
Single Unit Dwelling, Attached 
Single Unit Dwelling, Detached  
Site 
Social Service Center  
Solar Reflective Index  
Specific Plan  
Story 
Street 
Street Line 
Structural Alterations 
Structure 

Structure, Accessory  
Structure, Primary (Structure, Main) 
Structure, Temporary  

Subdivider 
Subdivision 
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Subdivision Map Act 
Supportive Housing  
Swimming Pool  
TDM  
Tenant   
Tentative Map 
Tentative Parcel Map 
TMA 
Transient Lodging  

Bed and Breakfast  
Hotel and Motel  

Transitional Housing  
Transportation Passenger Terminals  
Urban Agriculture  
Use 

Accessory Use  
Incidental Use   
Primary Use  

Use Classification  
Use Permit 
Use Type 
Utilities 

Utilities, Major  
Utilities, Minor  

Variance 
Vehicle 
Vesting Tentative Map 
Visible 
Wall 
Warehousing, Storage, and Distribution  

Chemical, Mineral, and Explosives Storage 
Indoor Warehousing and Storage  
Outdoor Storage  
Mini-Storage  

Wineries 
Winery, Large 
Winery, Small 

Wireless Communications-Related Terms 
Accessory Equipment  
Antenna  

Antenna, Amateur Radio  
Antenna, Ground-Mounted  
Antenna, Panel  
Antenna, Satellite Earth Station  
Antenna Array 
Antenna Structure 
Antenna Structure, Freestanding  
Approved Radio Frequency Expert  
Base Station 
Camouflaged Facility 
Co-Location 
Eligible Support Structure  
Equipment Shelter 
FAA  
FCC 
Feasible  
Mast 
Microcell Facility 
Monopole 
PUC 
Readily Visible  
Radio Frequency 
Related Equipment 
Satellite Dish 
Service Provider  
Shot Clock 
Substantial Change 
Tolling 
Tower 
Wireless Communications Facility 

Yard 
Front Yard 
Interior Side Yard 
Street Side Yard 
Rear Yard 

Zoning Administrator   
Zoning Map  
Zoning Ordinance; Zoning Regulations  
 

 Definitions 15.04.104.020
Abutting or Adjoining.  Having a common boundary.  
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Access. The place or way through which pedestrians and/or vehicles must have safe, 
adequate, and usable ingress and egress to a property or use. 

Accessory Dwelling Unit.  An attached or detached residential dwelling with a floor area of 
150 to 800 square feet, that provides complete independent living facilities for one or more 
persons, including living, sleeping, eating, cooking, and sanitation facilities, on the same lot 
as a single-family dwelling. An accessory dwelling unit may be an efficiency unit, as defined 
in Section 17958.1 of the Health and Safety Code, or a manufactured home as defined in 
Section 18007 of the health and Safety Code. An accessory dwelling unit may be within the 
same structure as the primary unit, in an attached structure, or in a separate detached 
structure on the same lot. This use is distinguished from a duplex. See also Junior Accessory 
Dwelling Unit.  

Active Play Area. An indoor or outdoor space in a school that is designed or adapted to 
active recreational activity and student play during recess. Excluded from this definition are 
areas for “mental games” such as a computer lab or library reading room.  

ADA. Americans with Disabilities Act. 

Adjacent. Directly abutting, having a boundary or lot property line(s) in common or 
bordering directly, or contiguous to. 

Administrative Review.  The process for permit/project review and design approval or 
disapproval by the Director or Zoning Administrator. 

Adult Businesses. Any commercial activity, whether conducted intermittently or full time, 
which primarily involves the sale, display, exhibition or viewing of books, magazines, films, 
videos, photographs or other materials, distinguished or characterized by an emphasis on 
matter depicting, describing or relating to human sex acts, or by an emphasis on male or 
female genitals, buttocks or female breasts. Such activity includes adult book stores, adult 
arcades, adult movie theaters, sexual encounter establishments, adult cabarets, massage 
parlors (excluding those in compliance with Chapter 9.38 of the Municipal Code), and adult 
theaters, which exclude minors by virtue of age. 

Affordable-Housing Related Terms. 

Accessible. Usable by persons with disabilities and compliant with the building 
standards published in the California Building Standards Code relating to access for 
persons with disabilities and the other regulations adopted pursuant to Government 
Code Section 4450 that are in effect on the date of application for a building permit. 

Affordable Housing Units. Housing units affordable to moderate, low, very or 
extremely low income persons. 
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Rack Element. A fixed object that supports one or two bicycles upright by their 
frames in a stable position and enables the frame and at least one wheel to be locked. 

Secured Bicycle Parking. An enclosed, covered, locked area, surrounded by a fence 
or wall, restricted to bicycle parking users. 

Short-Term Bicycle Parking. Bicycle parking intended for the primary use of 
customers, messengers, guests and others who park bicycles for less than four hours. 

Tandem. Arranged so a bicycle must be removed to access another bicycle parking 
space. 

Bikeway. A right-of-way either on or off a street that is used as a travel route for bicycles 
either independently or jointly with other means of transportation, and as identified in the 
City’s Bicycle Master Plan. 

Bikeway Classes. 

Class I Bikeway (Bike Path). Provides a completely separated right of way for the 
exclusive use of bicycles and pedestrians with crossflow by motorists minimized.  

Class II Bikeway (Bike Lane). Provides a striped lane for one-way bike travel on a 
street or highway.  

Class III Bikeway (Bike Route). Provide a right‐of‐way designated by signs or 
pavement markings for shared use with pedestrians or motor vehicles. While a basic 
Class III route may simply have signs and markings, a Bicycle Boulevard is a special 
type of shared route that optimizes bicycle travel. Bike boulevards can have a variety 
of traffic calming elements to improve safety and comfort for bicyclists. 

Class IV Bikeway (separated bikeway). On-street bikeway for the exclusive use of 
bicycles and includes a separation required between the separated bikeway and the 
through vehicular traffic. The separation may include, but is not limited to, grade 
separation, flexible. 

Biosafety Level.  A defined set of biocontainment precautions required to isolate dangerous 
biological agents in an enclosed laboratory facility.  The levels are designated in ascending 
order, by degree of protection provided to personnel, the environment, and the community. 
Standard microbiological practices are common to all laboratories. Special microbiological 
practices enhance worker safety, environmental protection, and address the risk of handling 
agents requiring increasing levels of containment. These levels range from the lowest 
biosafety level 1 (BSL-1) to the highest at level 4 (BSL-4). They are specified by, the Centers 
for Disease Control and Prevention (CDC). 

Block. Property bounded on all sides by a public right-of-way. 
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Block Face. All property between two intersections that fronts upon a street or abuts a 
public right-of-way 

Bluff. A scarp or steep face of rock, decomposed rock, sediment, or soil resulting from 
erosion, folding, or excavation of the land mass, having a vertical relief of 10 or more 
feet measured from the top edge to the toe of the steep face, and located along or 
adjacent to the ocean. The bluff may be a simple planar or curved surface, or it may be 
step-like in section.  

Breweries. Facilities that produce beer and similar beverage onsite. 

Brewery, Production. An establishment that produces annually 15,000 barrels or 
more of ales, beers, meads, hard ciders and/or similar beverages onsite. Production 
breweries may also serve beverages onsite, and sell beverages for offsite 
consumption pursuant to the regulations of the California Department of Alcohol 
Beverage Control and the federal Bureau of Alcohol, Tobacco, and Firearms.   

Brewery, Brew-on-Premises. A do-it-yourself brewery where customers produce 
craft style beer or wine on the premises of a brewery or microbrewery. Customers 
also may purchase the ingredients, rent the equipment, time and space, and be 
provided assistance by an on-site brewmasters.  

Micro-brewery. An establishment that produces annually less than 15,000 barrels of 
ales, beers, meads, hard ciders and/or similar beverages onsite. Micro-breweries may 
also serve beverages onsite and sell beverages for offsite consumption pursuant to 
the regulations of the California Department of Alcohol Beverage Control and the 
federal Bureau of Alcohol, Tobacco, and Firearms. 

Buffer. An open area or barrier used to separate potentially incompatible activities 
and/or development features; for example, a required setback to separate an area of 
development from environmentally sensitive habitat, to reduce or eliminate the effects of 
the development on the habitat. 

Build-to Line. A line parallel to the lot line where the façade of the building is required to 
be located. 

Building. Any structure having a roof supported by columns or walls and intended for the 
shelter, housing or enclosure of any individual, animal, process, equipment, goods or 
materials. 

Building, Accessory. A detached building located on the same parcel as the 
principal building, which is incidental and subordinate to the principal building in 
terms of both size and use. A building will be considered part of the principal 
building if connected to it by common roof line or fully enclosed space. 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 20 of 140



Building, Principal. A building in which the principal use of the parcel on which it is 
located is conducted. 

Building Code. Any regulations of the City governing the type and method of 
construction of buildings and structures, including sign structures. 

Building Face. The general outer surface of the structure or walls of a building. 
Where bay windows or pillars project beyond the walls, the outer surface of the 
windows or pillars is considered to be the face of the building. 

Building Site. A lot or parcel of land occupied or to be occupied by a main building and 
accessory buildings together with such open spaces as are required by the terms of this title 
and having its principal frontage on a street, road, highway, or waterway. 

Business Services. The business services use type refers to establishments primarily 
engaged in the provisions of services of a clerical, employment, protective or minor 
processing nature to firms, rather than individuals, and where the storage of goods other 
than samples is prohibited. Typical uses include secretarial services, quick-printing services, 
and blueprint services.  

Canopy. A roofed shelter projecting over a sidewalk, driveway, entry, window, or similar area 
that may be wholly supported by a building or may be wholly or partially supported by 
columns, poles, or braces extending from the ground. 

Carport. An accessible and usable covered space enclosed on not more than two sides, 
designed, constructed, and maintained for the parking or storage of one or more motor 
vehicles. 

Catering Service. A business that prepares food for consumption on the premises of a 
client or at any other location separate from where the food was prepared. 

CDHP. California Department of Public Health. 

Cemetery. Establishments primarily engaged in operating sites or structures reserved for the 
internment of human or animal remains and/or cremating the dead. This classification 
includes mausoleums, crematory, columbarium, burial places, and memorial gardens. 

Centerline of Street. The geographic center of a public or private road right-of-way. 

Change of Use. The replacement of an existing use on a site, or any portion of a site, by a 
new use, or a change in the type of an existing use; does not include a change of ownership, 
tenancy, or management associated with a use for which the previous type of use will remain 
substantially unchanged. 

Civil Code. The Civil Code of the State of California. 
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College and Trade School. Institutions of higher education providing curricula of a general, 
religious or professional nature, typically granting recognized degrees, including conference 
centers and academic retreats associated with such institutions. This classification includes 
junior colleges, business and computer schools, management training, technical and trade 
schools, but excludes personal instructional services such as music lessons.  

Commercial Entertainment and Recreation. Provision of participant or spectator 
entertainment to the general public. This classification may include restaurants, snack bars, 
and other incidental food and beverage services to patrons. 

Cinema. Facilities for indoor display of films and motion pictures. 

Theater. Facilities designed and used for entertainment, including plays, comedy, 
and music, which typically contain a stage upon which movable scenery and 
theatrical appliances or musical instruments and equipment are used.  

Large-scale Facility. This classification includes large outdoor facilities such as 
amusement and theme parks, sports stadiums and arenas, racetracks, amphitheaters, 
drive-in theaters, driving ranges, golf courses. It also includes indoor and/or facilities 
with more than 5,000 square feet in building area such as fitness centers, gymnasiums, 
handball, racquetball, or large tennis club facilities; ice or roller skating rinks; 
swimming or wave pools; miniature golf courses; bowling alleys; archery or indoor 
shooting ranges; and riding stables.  

Small-scale Facility. This classification includes small, generally indoor facilities that 
occupy less than 5,000 square feet of building area, such as billiard parlors, card 
rooms, game arcades, health clubs, yoga studios, dance halls, small tennis club 
facilities, poolrooms, and amusement arcades. 

Commercial Kitchen. Kitchens used for the preparation of food to be delivered and 
consumed off-site. Typical uses include catering facilities. This classification does not include 
businesses involved in the processing or manufacturing of wholesale food products (See 
Industry, Limited).  

Commissary. A food establishment in which food, containers, equipment, or supplies are 
stored or handled for use in mobile food facilities, mobile food preparation units, stationary 
mobile food preparation units, or vending machines. 

Communications Facilities. Broadcasting and other information relay services.  

Antennas and Transmission Towers. Broadcasting and other communication 
services accomplished through electronic or telephonic mechanisms, as well as 
structures designed to support reception or transmission systems. Typical uses 
include wireless telecommunication towers and facilities, radio towers, television 
towers, telephone exchange/microwave relay towers, and cellular telephone 
transmission/personal communications systems towers. 
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Equipment within Buildings. Indoor facilities containing primarily communication 
equipment and storage devices such as computer servers. 

Community Assembly. A facility for public or private meetings, including community 
centers, banquet centers, youth centers, senior centers, religious assembly facilities, civic and 
private auditoriums, union halls, meeting halls for clubs, and other membership 
organizations. This classification includes functionally related facilities for the use of 
members and attendees such as kitchens, multi-purpose rooms, classrooms and storage. It 
does not include gymnasiums or other sports facilities uses that represent more than 20 
percent of overall square footage, convention centers, or facilities, such as day care centers 
and schools that are separately classified and regulated. 

Community Garden. An area of land managed and maintained by a public or non-profit 
organization or a group of individuals to grow and harvest food or medicinal crops, 
excluding marijuana,  and/or ornamental crops, such as flowers, for personal or group use, 
consumption, or donation. Community gardens may be divided into separate plots for 
cultivation by one or more individuals or may be farmed collectively by members of the 
group and may include common areas maintained and used by group members. This use 
type includes the accessory sale of goods produced on-site, but excludes marijuana 
cultivation. 

Condition of Approval.  A performance standard, required change in a project, 
environmental mitigation measure, or other requirement imposed by the decision-making 
body to alter or modify a project in any manner from the description in the application 
originally submitted for City approval. 

Conditional Use. A use that is generally compatible with other uses permitted in a zoning 
district, but that requires individual review of its location, design, configuration, and intensity 
and density of use and structures, and may require the imposition of conditions pertinent 
thereto to ensure the appropriateness of the use at that particular location.  

Condominium-related Terms. The following terms are related to residential condominium 
conversions and new condominium construction. 

Association. An organization composed of persons who own a condominium unit(s) 
or right of exclusive occupancy in a community apartment, and who are organized to 
operate and maintain common areas for condominiums. 

Common Area. The area that is available to the common use of unit owners in an 
entire project, excepting the individual units therein. 

Community Apartment. One residential unit within a community apartment project. 
For the purposes of this Ordinance, "community apartment" shall mean the same 
thing and shall be treated in the same manner as a “unit,” as defined herein. 
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Daylighting. The unearthing of a culverted creek or natural watercourse and the 
design of a new open channel to re-create the original stream channel and 
environment. 

Fascines. Bundles of cuttings from riparian plants used to revegetate banks; also 
known as “wattles”. 

Gabions. Wire baskets filled with rocks and soil and planted with seeds, cuttings and 
rooted plants. Gabions can be used to rebuild streambanks. 

Restoration. The rehabilitation and improvement of a culverted or engineered creek 
to re-create a natural system by the use of erosion control technology, revegetation, 
vegetation management, and/or selective channel clearing.  

Retention Basins. Open spaces that hold overbank stream flows and can be used as 
parks and other open space uses in drier seasons. 

Riprap. Cobbles, rock, concrete pieces, or other non-vegetative debris used to 
protect streambanks from erosion.   

Cul De Sac. A street or system of streets that connects to other streets only at one end. A 
means for turning around is generally provided at each dead end.  

Cultural Facility. Facilities engaged in activities to serve and promote aesthetic and 
educational interest in the community that are open to the public on a regular basis. This 
classification includes performing arts centers for theater, music, dance, and events; spaces 
for display or preservation of objects of interest in the arts or sciences; libraries; museums; 
historical sites; aquariums; art galleries; and zoos and botanical gardens. It does not include 
schools or institutions of higher education providing curricula of a general nature.  

Day Care Center. Establishments providing non-medical care for persons on a less-than-
24-hour basis other than Family Day Care (Small and Large). This classification includes 
commercial and nonprofit nursery schools, preschools, day care facilities for children or 
adults, and any other day care facility licensed by the State of California. 

Day Care Home, Large. A home which is authorized, certified or licensed by the State of 
California which regularly provides care, protection and supervision between seven and 14 
children in the provider's own home, for periods of less than 24 hours per day. The number 
of children shall include children under the age of 10 who reside at the provider's home. 

Days. Calendar days, unless indicated otherwise. 

De novo.  A legal term meaning starting over, as in an appeal hearing that is de novo and 
can consider the whole project application and all relevant materials, not just the specific 
issue appealed. The appeal body is hearing the matter again, de novo. 
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Restaurant, Limited Service. Establishments where food and beverages are 
consumed on the premises, taken out, or delivered, but where limited table service 
is provided. This classification includes cafes, cafeterias, coffee shops, delicatessens, 
fast-food restaurants, sandwich shops, limited-service pizza parlors, self-service 
restaurants, and snack bars with indoor or outdoor seating for customers. This 
classification includes bakeries that have tables for on-site consumption of products. 

Restaurant with Drive Through. A restaurant where food or coffee-type beverages 
are purchased by motorists who remain in their vehicles during the sales transaction. 

Effective Date. The date on which a permit or other approval becomes enforceable or 
otherwise takes effect, rather than the date it was signed or circulated.  

Efficiency Unit. A dwelling unit in a multi-family building with less than 500 square feet of 
space, meeting all Building Code requirements for such units. 

Elderly and Long-Term Care. Establishments that provide 24-hour medical, convalescent 
or chronic care to individuals who, by reason of advanced age, chronic illness or infirmity, 
are unable to care for themselves, and is licensed as a skilled nursing facility by the State of 
California, including but not limited to, rest homes, nursing homes, and convalescent 
hospitals, but not Residential Care, Hospitals, or Clinics. 

Electric Vehicle (EV). A State-licensed motor vehicle that operates either partially or 
exclusively on electrical energy from the grid, or an off-board source, where the energy is 
stored on-board. Electric vehicle includes a battery electric vehicle, a plug-in hybrid electric 
vehicle, and an electric motorcycle. Off-road, self-propelled vehicles, such as industrial 
trucks, hoists, and golf carts, are not included. 

Electric Vehicle Supply Equipment.  The conductors, including the ungrounded, 
grounded, and equipment grounding conductors and the electric vehicle connectors, 
attachment plugs, and other fitting, devices, power outlets, or apparatus installed specifically 
for the purposes of transferring energy between the premises wiring and the electric vehicle. 

Emergency. A sudden unexpected occurrence demanding immediate action to prevent or 
mitigate loss or damage to life, health, property, or essential public services. 

Emergency Shelter. A temporary, short-term residence providing housing with minimal 
supportive services for homeless families or individual persons where occupancy is limited to 
six months or less, as defined in Section 50801 of the California Health and Safety Code. 
Medical assistance, counseling, and meals may be provided. 

Environmental Impact Report (EIR). An Environmental Impact Report is a report that 
may be required under the California Environmental Quality Act. 
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Environmental Review. An evaluation process conducted pursuant to the California 
Environmental Quality Act to determine whether a proposed project may have a significant 
impact on the environment. 

Erect. To build, construct, attach, hang, place, suspend or affix to or upon any surface. Such 
term shall also include the painting of wall signs. 

Et seq. An abbreviation for the Latin phrase et sequences, meaning “and the following.” 

EV Capable. An EV Capable space refers to a parking space with conduit installed and 
allocated 208/240-volt 40-amp electric panel capacity for future EV charging stations.  

EV Ready. An EV Ready space has easily accessible electric vehicle supply equipment 
needed for charging an electric vehicle, 208/240-volt 40-amp panel capacity, conduit, wiring, 
and overprotection devices.  

EV Space. A parking space intended for future installation of an electric vehicle charging 
equipment. An EV Space does not need to be reserved for electric vehicle charging prior to 
the installation of the electric vehicle charging equipment. 

Exterior Storage. The outdoor placement or keeping of materials in an area not fully 
enclosed by a storage structure. 

FAA. Federal Aviation Administration. 

Façade. The exterior wall of a building exposed to public view or that wall viewed by 
persons not within the building. The portion of any exterior elevation of a building 
extending vertically from the grade to the top of a parapet wall or eave, and horizontally 
across the entire width of the building elevation. 

Family. One or more persons, related or unrelated, living together as a single housekeeping 
unit. 

Family Day Care. A day-care facility licensed by the State of California that is located in a 
dwelling unit where a resident of the dwelling provides care and supervision for children 
under the age of 18 for periods of less than 24 hours a day. 

Small. A facility that provides care for up to six children or eight children including 
children who reside at the home and are under the age of 10.  

Large. A facility that provides care for seven to 14 children, including children who 
reside at the home and are under the age of 10.  

Farmers Market. An event that occurs on a regular basis in the same location and the 
majority of vendors are farmers, ranchers and other agricultural producers selling food, 
plants, flowers, and added-value products. 
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at the location. An open air farmers market may only be operated by a local 
government agency.  

General Market. Retail food markets of food and grocery items primarily for offsite 
preparation and consumption. Typical uses include supermarkets and specialty food 
stores such as retail bakeries; commissaries, candy, nuts and confectionary stores; 
meat or produce markets; vitamin and health food stores; cheese stores; and 
delicatessens. This classification may include small-scale specialty food production 
with retail sales. 

Liquor Store. Establishments primarily engaged in selling packaged alcoholic 
beverages for off-site consumption. 

Food Membership Distribution Site. A site where pre-ordered food is delivered and 
picked up as part of a food buying club or community supported agriculture organization.  

Footprint. The horizontal area, as seen in plain view, of a building or structure, measured 
from the outside of exterior walls and supporting columns, and excluding eaves. 

Freight/Truck Terminal and Warehouse. Facilities for freight, courier, and postal 
services by truck or rail. This classification does not include local messenger and local 
delivery services (see Light Fleet-Based Services). 

Frontage, Street. That portion of a lot or parcel of land that borders a public street. 
"Street frontage" will be measured along the common lot line separating said lot or parcel of 
land from the public street, highway, or parkway. 

Funeral and Interment Service. Establishment primarily engaged in providing services 
involving the care during, preparation for disposition burial of human dead remains other 
than in a cemetery. Typical uses include crematory, columbarium,include a funeral home or 
mortuary.  

Garage. A building or portion thereof, containing accessible and usable enclosed space 
designed, constructed, and maintained for the parking or storage of one or more motor 
vehicles. 

Glare. The effect produced by a light source within the visual field that is sufficiently brighter 
than the level to which the eyes are adapted, such as to cause annoyance, discomfort, or loss 
of visual performance and ability. 

Government Code. The Government Code of the State of California. 

Government Buildings. Administrative, clerical, or public contact offices of a government 
agency, including postal facilities and courts, together with incidental storage and 
maintenance of vehicles. This classification excludes corporation yards, equipment service 
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operation; the amount of noise, light or glare generated; the number of persons attracted to 
the site, or, in eating establishments, the number of seats. 

Intersection, Street. The area common to two or more intersecting streets. 

ITE. Institute of Transportation Engineers. 

Junior Accessory Dwelling Unit. An accessory dwelling unit that is no more than 500 
square feet in size and is contained entirely within an existing single-family structure. A 
junior accessory dwelling unit may include separate sanitation facilities or may share 
sanitation facilities that are within the existing structure.  

Kitchen. Any room or space within a building intended to be used for the cooking or 
preparation of food. 

Land Use. The purpose for which land or a structure is designed, arranged, intended, 
occupied, or maintained, including residential, commercial, industrial, etc. 

Landscape-Related Terms. 

Applied Water. The portion of water supplied by the irrigation system to the 
landscape. 

Automatic Irrigation Controller. An automatic timing device used to remotely 
control valves that operate an irrigation system. Automatic irrigation controllers 
schedule irrigation events using either evapotranspiration (weather-based) or soil 
moisture data. 

Backflow Prevention Device. A safety device used to prevent pollution or 
contamination of the water supply due to the reverse flow of water from the 
irrigation system. 

Certified Irrigation Designer. A person certified to design irrigation systems by an 
accredited academic institution, a professional trade organization, or other 
certification program.  

Check Valve or Anti-Drain Valve. A valve located under a sprinkler head, or other 
location in the irrigation system, to hold water in the system to prevent drainage 
from sprinkler heads when the sprinkler is off. 

Compost. The safe and stable product of controlled biologic decomposition of 
organic materials that is beneficial to plant growth.  

Drip Irrigation. Any non-spray low volume irrigation system utilizing emission 
devices with a flow rate measured in gallons per hour. Drip irrigation systems are 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 28 of 140



towed by a motor vehicle or carried upon or in a motor vehicle or trailer. A mobile vending 
unit does not include news racks or vending machines but does include mobile vending food 
preparation units and vehicles, such as “taco trucks”. 

Monument Works.  An establishment that makes gravestones, headstones, tomb 
monuments, obelisks, statuary, or other markers to commemorate an individual or event, 
typically for use in cemeteries and public places.  

Multi-Use Path. A completely separated right-of-way for exclusive non-motorized use with 
cross flow minimized to the extent possible. 

Multiple-Unit Dwelling. Three or more dwelling units within a single building or within 
two or more buildings on a site or parcel. Types of multiple-unit dwellings include garden 
apartments, senior housing developments, and multi-story apartment buildings. This 
classification includes transitional housing in a multiple-unit format and Single-Room 
Occupancy (SRO) housing units that may have kitchen and/or bathroom facilities and are 
guest rooms or efficiency apartments as defined by the State Health and Safety Code.  The 
classification is distinguished from Group Residential. 

Municipal Code. The City of Richmond Municipal Code.  

Neighborhood Council. A neighborhood organization identified by the City Council, 
which represents the interests of local residents.  

Noise-Related Terms.  

Ambient Noise Level. The all-encompassing noise level associated with a given 
environment, being a composite of sounds from all sources, excluding the alleged 
offensive noise, at the location and approximate time at which a comparison with the 
alleged offensive noise is to be made. 

Cumulative Period. An additive period of time composed of individual time 
segments which may be continuous or interrupted. 

Decibel (dB). A unit of noise measurement indicating the loudness of sound, based 
on logarithmic (base 10) scale. 

Noise Level. The "A" weighted sound pressure level in decibels obtained by using a 
sound level meter. The "A" weighted discriminates against the lower and higher 
frequencies according to a relationship with the sensitivity of the human ear. The 
unit of measurement is designated as dB(A). 

Nonconforming Lot. A legally created parcel of land having less area, frontage, or 
dimensions than the zoning regulations require for the zoning district in which it is located. 
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Open Space Types. 

Open Space, Common. Areas for outdoor living and recreation that are intended 
for the use of residents and guests of more than one dwelling unit. Common 
areas typically consist of landscaped areas, walks, patios, swimming pools, 
playgrounds, turf, or other such improvements as are appropriate to enhance the 
outdoor environment of the development. 

Open Space, Private. Open areas for outdoor living and recreation that are adjacent 
and directly accessible to a single dwelling unit, reserved for the exclusive use of 
residents of the dwelling unit and their guests. Private areas typically consist of 
courtyards, balconies, decks, patios, fenced yards, and other similar areas. 

Open Space, Useable. Outdoor areas that provide for outdoor living and/or 
recreation for the use of residents. 

Opposite. Across from or across the street from. 

Ordinary Maintenance. Repair and maintenance activities that are periodic and that do not 
involve a change to the architectural or historic value, style or general design of the building, 
structure, or object. In-kind replacement or repair is included in this definition of ordinary 
maintenance. 

Outdoor Agriculture. Outdoor areas used for the cultivation of plants, excluding marijuana. 
This use type includes the accessory sale of goods produced on-site, but excludes marijuana 
cultivation. 

Outdoor Storage. The keeping, in an unroofed area, of any goods, junk, material, 
merchandise, or vehicles in the same place for more than 24 hours, except for the keeping of 
building materials reasonably required for construction work. 

Outdoor Vendor. A person who sells or displays for sale any type of goods or services on 
private property, but not within a structure constructed on a permanent foundation. Persons 
engaged in a business conducted from a structure constructed on a permanent foundation 
that involves outdoor display, sale, or storage of the same type of goods sold as part of the 
primary business activity on those premises shall not be considered outdoor vendors. 

Overlay District. A zoning designation specifically delineated on the Zoning Map 
establishing land use requirements that govern in addition to the standards set forth in the 
underlying base district. 

Owner. A person or persons holding single or unified beneficial title to the property, 
including but not limited to the settlor of a grantor trust, a general partner, firm or 
corporation. 

Parapet Wall. That part of a wall that extends above the roof line. 
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General Personal Services. Provision of recurrently needed services of a personal 
nature. This classification includes barber shops and beauty salons, seamstresses, 
tailors, dry cleaning agents (excluding large-scale bulk cleaning plants), shoe repair 
shops, self-service laundries, video rental stores, photocopying and photo finishing 
services, and travel agencies mainly intended for the consumer. It does not include 
gyms, exercise clubs, or studios offering performing arts, martial arts, physical 
exercise, or yoga training and similar types of instruction.   

Massage Establishment. Any establishment having a fixed place of business where 
any individual, firm, association, partnership, corporation, joint venture or 
combination of individuals conducts, carries on or permits to be engaged in, 
conducted or carried on, for consideration or compensation, massages, baths or 
health treatments involving therapeutic massages or baths as regular functions. 
Exempted from this definition are massage therapists operating in conjunction with 
and on the same premises as a physician, surgeon, chiropractor, osteopath, nurse or 
any physical therapist (State-licensed professions or vocations) who are duly State-
licensed to practice their respective professions in the State of California.  

Health/Fitness Facility. A fitness center, gym, exercise club, health and athletic 
club, or studio offering martial arts, physical exercise, yoga training and similar types 
of instruction to classes and groups of more than five persons. The facility may 
include exercise machines, weight training equipment, group exercise rooms, sauna, 
spa or hot tub facilities, indoor tennis, handball, racquetball, and other indoor sports 
activities, indoor or outdoor pools. 

Tattoo or Body Modification Parlor. An establishment whose principal business 
activity is one or more of the following: 1) using ink or other substances that result in 
the permanent coloration of the skin through the use of needles or other instruments 
designed to contact or puncture the skin; or 2) piercing of the body of a person for 
the purpose of inserting jewelry or other decoration.  

Persons with Disabilities. Persons who have a medical, physical, or mental condition, 
disorder or disability as defined in Government Code Section 12926 or the Americans With 
Disabilities Act, that limits one or more major life activities. 

Petroleum Refining. An industrial use facility that refines crude 
oil into petroleum products, such as diesel, gasoline and heating oils. This uses includes the 
accessory facilitiesfacitiiles need for management, testing, transport and storage Petroleum 
refineries (oil refineries) essentially serve as the second stage in the production process 
following the actual extraction by oil rigs. 

Planned Development. A development that has common areas owned by an association or 
owners and has the power to enforce obligations of owners by imposing assessments as 
more particularly defined in Civil Code Section 4175.  
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Reasonable Accommodation. Any deviation requested and/or granted from the strict 
application of the City’s zoning and land use laws, rules, policies, practices and/or 
procedures under provisions of federal or California law to make housing or other facilities 
readily accessible to and usable by persons with disabilities and thus enjoy equal employment 
or housing opportunities or other benefits guaranteed by law. 

Research and Development. The research and development use type refers to 
establishments primarily engaged in the research, development, and controlled production of 
high-technology electronic, industrial or scientific products or commodities for sale, but 
excludes uses which in the opinion of the planning commission, may be objectionable by 
reason of production of offensive odor, dust, noise, bright lights, vibration or the storage of 
hazardous material or products, or uses which in the opinion of the commission threaten 
public safety. Typical uses include biotechnology firms.  

Residential Care, General. Facilities that are licensed by the State of California to provide 
living accommodations and 24-hour, primarily non-medical care and supervision for more 
than six persons in need of personal services, supervision, protection, or assistance for 
sustaining the activities of daily living.  

Residential Facility. Facilities that provide permanent living accommodations and 24-hour 
primarily non-medical care and supervision for persons in need of personal services, 
supervision, protection, or assistance for sustaining the activities of daily living. Living 
accommodations are shared living quarters with or without separate kitchen or bathroom 
facilities for each room or unit. This classification includes facilities that are operated for 
profit as well as those operated by public or not-for-profit institutions, including group 
homes for minors, persons with disabilities, people in recovery from alcohol or drug 
additions, and hospice facilities.  

Residential Care, General. A Residential Facility licensed by the State of California 
and providing care for more than six persons.  

Residential Care, Limited. A Residential Facility licensed by the State of California 
providing care for six or fewer persons. 

Residential Care, Senior. A housing arrangement chosen voluntarily by the resident, 
the resident's guardian, conservator or other responsible person, where residents are 
60 years of age or older and where varying levels of care and supervision are 
provided as agreed to at the time of admission or as determined necessary at 
subsequent times of reappraisal. This classification includes continuing care 
retirement communities and life care communities licensed for residential care by the 
State of California. 

Hospice, General. A facility that provides residential living quarters for more than 
six terminally ill persons.   
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Right-of-Way. A strip of land acquired by reservation, dedication, prescription, or 
condemnation, and intended to be occupied or occupied by a road, railroad, electric 
transmission lines, oil or gas pipeline, water line, sanitary storm sewer, or other similar use. 

Salvage and Wrecking. Storage, dismantling and recycling of vehicles, equipment, metals, 
tires, or other used materials for sale as parts or raw materials, including but not limited to, 
the collection, storage, exchange or sale of goods, used building materials, used containers or 
drums, and similar articles or property. 

Sanitary Waste and Recycling Facilities. Collection or processing of waste or recyclable 
materials or items.  

Recycling Collection Facilities. A drop-off/collection and sorting point for 
recyclable materials such as paper, metal, plastic, and glass.  

Recycling Processing Facilities. An industrial facility where recycled materials are 
processed into new materials or products, which may include composting of garden 
waste or similar green materials. Conversion technology facilities (e.g. waste/biomass 
to energy) are classified as Major Utilities. 

Waste Hauling and Transfer Facilities. Facilities operated by private companies 
doing waste hauling and transfer, including storing, sorting and/or processing of 
solid and liquid waste and recyclable materials. 

School. Facilities for primary or secondary education, including public schools, charter 
schools, and private and parochial schools. 

Screening. Screening refers to a wall, fence, hedge, informal planting, or berm, provided 
for the purpose of buffering a building or activity from neighboring areas or from the street. 

Seaport. Facilities for freight service and operations by ship. This classification includes 
piers, marine terminals, container and break-bulk storage areas, related inter-modal facilities, 
and support services such as port and harbor operations and navigational services. 

Second Dwelling Unit. An attached or detached accessory dwelling unit, as defined by 
State law providing complete independent living facilities for one or more persons that is 
located on a parcel with another primary, single-unit dwelling. A second unit may be within 
the same structure as the primary unit, in an attached structure, or in a separate structure on 
the same parcel. This use is distinguished from a duplex.  

Setback. The area between a property line and a building or structure that must be kept 
clear or open. 

Shoreline. In open water areas, the shoreline is the mean high tide line (often called the 
mean high water line), and in marshes, the shoreline is the higher of the mean high tide line 
or a line five feet above mean sea level. 
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Sidewalk. A paved, surfaced, or leveled area, paralleling and usually separated from the 
street, used as a pedestrian walkway. 

Sight Distance Triangle. A minimum area of unobstructed view that occurs at street 
intersections. 

Sight Triangle. The area enclosed by a triangle formed by the intersecting property lines of 
a corner lot at a street intersection for a distance of 25 feet or by an alley intersecting a street 
for a distance of 15 feet that defines a driver's view of approaching, merging or intersecting 
traffic. 

Single Unit Dwelling, Attached. A dwelling unit that is designed for occupancy by one 
household located on a single parcel that does not contain any other unit (except a second 
dwelling unit, where permitted), and is attached through common vertical walls to one or 
more dwellings on abutting parcel. An attached single-unit dwelling is sometimes called a 
“townhouse” or “zero-parcel line” development. 

Single Unit Dwelling, Detached. A dwelling unit that is designed for occupancy by one 
household, located on a single parcel that does not contain any other dwelling unit (except a 
second dwelling unit, where permitted), and not attached to another dwelling unit on an 
abutting parcel. This classification includes individual manufactured housing units installed 
on a foundation system pursuant to Section 18551 of the California Health and Safety Code.  

Site. A lot, or group of contiguous lots, that is proposed for development and is in a single 
ownership or under unified control. 

Social Service Center. Facilities providing a variety of supportive services for disabled and 
homeless individuals and other targeted groups on a less-than-24-hour basis. Examples of 
services provided are counseling, meal programs, personal storage lockers, showers, 
instructional programs, television rooms, and meeting spaces. This classification is 
distinguished from licensed day care centers (See Day Care Center), clinics (see Clinic), and 
emergency shelters providing 24-hour or overnight care (See Emergency Shelter). 

Solar Reflective Index. A measure of a surface’s ability to reflect solar heat, combining 
reflectance and emittance into one number. It is defined so that a standard black (reflectance 
0.05, emittance 0.90) is zero and a standard white (reflectance 0.80, emittance 0.90) is one 
hundred. 

Specific Plan. A plan for all or part of the area covered by the General Plan that is prepared 
to be consistent with and to implement the General Plan pursuant to the provisions of 
Government Code, Section 65450 et seq. 

Story. That portion of a building included between the upper surface of any floor and the 
upper surface of the floor next above, except that the topmost story is that portion of a 
building included between the upper surface of the topmost floor and the upper surface of 
the roof above 
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may be designated for homeless or recently homeless individuals or families transitioning to 
permanent housing as defined in subdivision (h) of Section 50675.2 of the California Health 
and Safety Code. Facilities may be linked to onsite or offsite supportive services designed to 
help residents gain skills needed to live independently. Transitional housing may be provided 
in a variety of rental housing types (e.g., multiple-unit dwelling, single-room occupancy, 
group residential, single unit dwelling). This classification includes domestic violence shelters. 

Transportation Passenger Terminals. Facilities for passenger transportation operations. 
This classification includes rail stations, bus terminals, ferry terminals, and scenic and 
sightseeing facilities. 

Urban Agriculture. The growing of crops, plants (excluding marijuana), and fruits; 
beekeeping; and raising of animals within an urban context. 

Use. The purpose for which land or the premises of a building, structure, or facility thereon 
is designed, arranged, or intended, or for which it is or may be occupied or maintained. 

Accessory Use. A use that is customarily associated with, and is incidental and 
subordinate to, the primary use and located on the same lot as the primary use and 
occupies no more than 30 percent of the groiss floor area. 

Incidental Use.  A secondary use of a lot and/or building that is located on the same 
lot but is not customarily associated with the primary use.  

Primary Use.  A primary, principal or dominant use established, or proposed to be 
established, on a lot and occupies at least 70 percent of the gross floor area of the 
tenant space or building. 

Use Classification. A system of classifying uses into a limited number of use types on the 
basis of common functional, product, or compatibility characteristics. All use types are 
grouped into the following categories: residential, retail, commercial and office; 
institutional and community facilities, industrial, and transportation, communication, and 
utilities 

Use Permit. A discretionary permit, such as an administrative use permit or a conditional 
use permit, that provide for the accommodation of land uses with special site or design 
requirements, operating characteristics, or potential adverse effects on surroundings, that are 
not permitted as of right but may be approved upon completion of a review process and, 
where necessary, the imposition of conditions of approval. 

Use Type. A category that classifies similar uses based on common functional, product, 
or compatibility characteristics. 

Utilities. Equipment and associated features related to the mechanical functions of a 
building(s) and services such as water, electrical, telecommunications, and waste. 
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Utilities, Major. Generating plants, electric substations, and solid waste collection, 
including transfer stations and materials recovery facilities, solid waste treatment and 
disposal, water or wastewater treatment plants, biomass and waste to energy 
conversion facilities, and similar facilities of private companies, public agencies or 
public utilities. 

Utilities, Minor. Facilities necessary to support established uses involving only 
minor structures, such as electrical distribution lines, and underground water and 
sewer lines. 

Variance. A discretionary permit allowing a departure from specific provisions of a zoning 
ordinance such as setbacks, side yards, frontage requirements, and lot size, but not involving 
the actual use or structure, thus relieving a property owner from strict adherence to 
development standards when some special circumstances exist which deprive the property 
owner from developing the property in a manner enjoyed by similar properties. 

Vehicle. Any vehicle, as vehicle is defined by the California Vehicle Code, including any 
automobile, camper, camp trailer, trailer, trailer coach, motorcycle, house car, boat, or 
similar conveyance. 

Vesting Tentative Map. A tentative map for a residential subdivision that shall have 
printed conspicuously on its face the words "Vesting Tentative Map" at the time it is filed 
and is processed, in accordance with the provisions of this Ordinance for Vesting Tentative 
Maps. 

Visible. Capable of being seen (whether or not legible) by a person of normal height and 
visual acuity walking or driving on a public road or in a public place. 

Wall. Any vertical exterior surface of building or any part thereof, including windows. 

Warehousing, Storage, and Distribution. Storage and distribution facilities without sales 
to the public on-site or direct public access except for public storage in small individual 
space exclusively and directly accessible to a specific tenant.  

Chemical, Mineral, and Explosives Storage. Storage and handling of hazardous 
materials including but not limited to: bottled gas, chemicals, minerals and ores, 
petroleum or petroleum-based fuels, fireworks, and explosives.  

Indoor Warehousing and Storage. Storage within an enclosed building of 
commercial goods prior to their distribution to wholesale and retail outlets and the 
storage of industrial equipment, products and materials. This classification also 
includes cold storage, draying or freight, moving and storage, and warehouses. It 
excludes the storage of hazardous chemical, mineral, and explosive materials. 

Outdoor Storage. The keeping, in an unroofed area, of any goods, junk, material, 
merchandise, or vehicles in the same place for more than 24 hours, except for the 
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keeping of building materials reasonably required for the completion of a project 
currently under construction. Storageof vehicles or commercial goods or materials in 
open parcels. 

Mini-Storage. A storage facility that is characterized by individual separate spaces 
which are accessible by customers for the storing and retrieval of personal effects 
and household goods. In no case shall storage spaces be used for manufacturing, 
retail or wholesale selling, office or other business services, or human habitation. 

Wineries 

Winery, Large. An establishment that produces more than 10,000 cases of wine 
annually, comprising building or buildings used to convert fruit juices (all of part of 
which are produced on the property) to wine, and to age, bottle, store, distribute and 
sell said wine. A winery for the purposes of this section includes crushing, 
fermenting and refermenting, bottling, blending, bulk and bottle storage, aging, 
shipping, receiving, laborartory equipment and maintenance facilitites, sales and 
administrative office functions. A winery may include on-sale and off-sale wine 
consumption pursuant to the California Department of Alcohol Beverage Control 
license for winegrowers. 

Winery, Small. An establishment that produces less than 10,000 cases of wine 
annually, and may include on-sale and off-sale wine consumption pursuant to the 
California Department of Alcohol Beverage Control license for winegrowers.  

Wireless Communications-Related Terms. 

Accessory Equipment. Any equipment installed, mounted, operated or maintained 
in close proximity to a personal wireless telecommunication facility to provide power 
to the personal wireless telecommunication facility or to receive, transmit or store 
signals or information received by or sent from a personal wireless communication 
facility. 

Antenna. Any system of poles, panels, rods, reflecting discs, wires or similar devices 
used for the transmission or reception of electromagnetic signals, including, but not 
limited to radio waves and microwaves. An antenna does not include the support 
structure the antenna(s) is mounted upon. 

Antenna, Amateur Radio. An antenna operated by a federally licensed amateur 
radio operator.  

Antenna, Ground-Mounted. An antenna that is not mounted on a pole, a 
structure, or the roof or wall of a building. 
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Service Provider. Any authorized provider of wireless communications services. 

Shot Clock. The time period in which the city must approve or deny a proposed 
wireless telecommunications facility. 

Substantial Change. A modification that substantially changes the physical 
dimensions of an eligible support structure. 

Tolling. Pausing the shot clock, or adding a time period that does not contribute to 
the finite shot clock. 

Tower. Any structure that is designed or constructed primarily for the purpose of 
supporting one or more antennas. The term includes radio and television 
transmission towers, microwave towers, common-carrier towers, cellular telephone 
towers, alternative tower structures and the like.  

Wireless Communications Facility. Personal wireless service facilities that transmit 
and/or receive electromagnetic signals for cellular radio telephone service, personal 
communications services, enhanced specialized mobile services, paging systems, and 
related technologies. Such facilities include antennas, microwave dishes, parabolic 
antennas, and equipment used in the transmission or reception of such signals; 
telecommunication towers; associated equipment cabinets; and accessory structures 
used for provision of personal wireless services. 

Yard. An open space on a lot, other than a court on a lot, that is unoccupied and 
unobstructed from the ground upward. 

Front Yard. A yard extending across the front of a lot for the full width of the lot 
between the side lot lines. The depth of a front yard is a distance specified for 
the zoning district in which it is located and measured inward from the front lot line. 

Interior Side Yard. A yard extending along an interior side of a lot from the front 
yard lot line to the rear lot yard line, and to a depth specified for the zoning district 
in which it is located and measured inward from the interior side lot line. 

Street Side Yard. A yard extending along the street side of a corner lot from the 
front lot yard  line to the rear lot yard line, and to a depth specified for the zoning 
district in which it is located and measured inward from the street side lot line. 

Rear Yard. A yard extending across the rear of a lot for its full width between side lot 
lines, and to a depth specified for the zoning district in which it is located. If a lot 
has no rear lot line, a line 10 feet in length within the lot, parallel to and at the 
maximum possible distance from the front lot line, will be deemed the rear lot 
line for the purpose of establishing the minimum rear yard. 
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RL1 Single Family Very Low Density Residential. This district is intended to create, 
preserve, and enhance areas for very low density single-family housing in outlying, 
undeveloped hillside areas. Standards will ensure that development is compatible with 
hillside conditions and promote clustered development to preserve open space. Minimum lot 
size for this designation is 6,000 square feet, which may be reduced with clustered 
development. 

RL2 Single Family Low Density Residential. This district is intended for low density 
residential development with attached and detached single-family homes in level to 
moderately sloped areas. Dwelling types also may include small lot single unit development, 
duplexes, townhomes, cottages, bungalows, and second units. Density in this zoning district 
is a maximum of 15 dwelling units per acre. In addition to single-unit homes, this district 
provides for compatible, supportive uses, such as small family day care, park and recreation 
facilities, civic and institutional uses, including schools and places for community assembly 
that may be appropriate in a single-family residential neighborhood, and community gardens. 
Neighborhood mixed-use development is allowed at neighborhood nodes identified by the 
Planning Commission. Existing multi-family residential structures may remain and may be 
improved without increasing densities, or may revert to single-family residential uses. 

RM-1 Medium Density Multi-Family Residential. This district is intended for single and 
multi-family housing types such as one to three-story garden apartments, historic bungalows 
and cottages on small lots, townhouses and stacked flats. A maximum density of 26 dwelling 
units per acre is permitted, and minimum density of 10 dwelling units per acre is required. In 
addition to residential uses, this district allows for a limited number of public and semi-
public uses such as day care centers, public safety facilities, and residential care facilities that 
are appropriate in a medium density multi-family residential environment. Neighborhood 
mixed-use development is allowed at neighborhood nodes identified by the Planning 
Commission. Small lot single unit and bungalow court development is allowed in the RM-1 
District where it would be compatible with the surrounding neighborhood.  

RM-3 2 Medium-High Density Multi-Family Residential. This district is intended for 
multi-family housing types including apartments, condominiums, townhouses, and group 
housing. A maximum density of 40 dwelling units per acre is permitted, and a minimum 
density of 15 dwelling units per acre is required. In addition to residential uses, this district 
allows for compatible public and semi-public uses, including day care centers, public safety 
facilities, community assembly, residential care facilities, and transitional and supportive 
housing that are appropriate in a medium-high density residential environment. 
Neighborhood mixed-use development is allowed at neighborhood nodes identified by the 
Planning Commission. 

 Land Use Regulations  15.04.201.020
Table 15.04.201.020 prescribes the land use regulations for the Residential Districts. The 
regulations for each district are established by letter designations as follows: 

“P” designates permitted uses. 
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TABLE 15.04.201.020: LAND USE REGULATIONS – RESIDENTIAL DISTRICTS 

Uses RH RL1 RL2 RM1 RM2 Additional Regulations 
Transitional Housing P P P P P  

COMMERCIAL        
Animal Sales and Services See subclassifications below 

See § 15.04.610.070 Animal 
Keeping Boarding Kennel A A A x x 

Riding Schools and Stables L11 x x x x 

Auto/Vehicle Sales Services See subclassifications below  

Alternative Fuels and Recharging 
Facility x x x C C  

Food and Beverage Sales See subclassifications below  

Convenience Market x C C C C See § 15.04.610.150 Convenience 
Markets 

Farmers Market x x x C C See § 15.04.610.200 Farmers 
Markets 

Offices, Business and Professional x x x C C  

Medical and Dental L8L12 L5 L5 L5 L5 See § 15.04.610.240 Hospitals 
and Clinics 

Walk-in Clientele L8L12 x x L2 L2  

Personal Services L8L12 x x x x 
See § 15.04.610.340 Personal 
Services General Personal Services x x x C C 

Health/Fitness Facility x x x x x 

Retail Sales See subclassifications below  
General Retail Sales, Small-scale L8L12 x x x x  

Transient Lodging See subclassifications below  

Bed and Breakfast C C C C C See § 15.04.610.110 Bed and 
Breakfast Lodging 

Hotel and Motel x x x L9 L9 See § 15.04.610.420 Transient 
Lodging 

INSTITUTIONAL AND COMMUNITY FACILITIES 

College and Trade School x C C C C  

Community Assembly C C C C C See § 15.04.610.140 Community 
Assembly 

Community Garden P P P P P See § 15.04.610.290 Nurseries 
and Garden Centers 

Cultural Facility C C C C C  

Day Care Centers A A A A A See § 15.04.610.190 Family Day 
Care, Large Center 

Emergency Shelter L4 L4 L4 L4 L4 See § 15.04.610.180 Emergency 
Shelters 

Government Buildings x x x C C  
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TABLE 15.04.201.020: LAND USE REGULATIONS – RESIDENTIAL DISTRICTS 

Uses RH RL1 RL2 RM1 RM2 Additional Regulations 

Hospitals and Clinics x x x C C 
See § 15.04.610.240 Hospitals 
and Clinics Hospital x x x C C 

Clinic x x x L2 L2 

Skilled Nursing Facility x x x C C  

Park and Recreation Facility C C C C C  

Public Safety Facility C C C C C  

Schools L10 L10 L10 L10 L10 See § 15.04.610.020 Schools 
INDUSTRIAL       

Artist’s Studio See subclassifications below  

Studio-Light x x x P P  

Studio-Heavy x x x C C  

Recycling Facilities See subclassification below See § 15.04.610.350 Recycling 
Facilities Collection Facilities x x x P P 

TRANSPORTATION, COMMUNICATION AND UTILITIES 

Communication Facilities  

Antennas and Transmission Towers C or A depending on facility type See § 15.04.614 Wireless 
Communications Facilities 

Utilities, Major C C C C C  

Utilities, Minor P P P P P  
AGRICULTURE       
Agricultural Production and Services C C C C C  

Animal Husbandry L3 L3 L3 x x See § 15.04.610.430 Urban 
Agriculture Indoor Agriculture A A A A A 

Outdoor Agriculture C C C C C  
OTHER 

Accessory Uses and Structures See § 15.04.601.010 Accessory Uses and Structures 

Home Occupations P P P P P See § 15.04.610.230 Home 
Occupations 

Nonconforming Uses See Article 15.04.606, Nonconforming Uses, Structures, and Lot 

Temporary Use See Article 15.04.807, Temporary Use Permits 
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TABLE 15.04.201.020: LAND USE REGULATIONS – RESIDENTIAL DISTRICTS 

Notes: 
L1 Existing multifamily residential structures may be improved, subject to the nonconforming provisions of 
Article 15.04.606, if applicable. No new residential structures allowed.  
L2 Only allowed on the ground floor in mixed-use buildings; a conditional use permit is required for more 
than 3,000 sq. ft. 
L3 The Contra Costa County animal keeping regulations, which are incorporated by reference, apply; an 
administrative use permit is required to increase up to 10 percent in the number of animals allowed in these 
regulations. No slaughtering of animals is allowed.  
L4 Permitted with 10 or fewer beds only. All of the standards of Section 15.04.610.180 (Emergency Shelters), 
or Ordinance 15-15 N.S., adopted on May 19, 2015, are hereby incorporated by reference and apply.  
L5 Allowed as a temporary use within a residential structure with a conditional use permit. 
L6 Permitted if the primary use of the property remains residential; requires a conditional use permit if it is 
the primary use.  
L7 Only attached and detached single-family housing on subdivided parcels and clustered multi-family 
residential are allowed with design review on developable portions of hillside parcels below the 400-foot 
elevation. Hillside development standards and density controls in Section 15.04.201.100 of the Zoning 
Ordinance apply. 
L8 Up to 10 units allowed with a conditional use permit in a neighborhood mixed-use development at a 
neighborhood node. 
L9 Allowed with a conditional use permit if the hotel has no more than 20 guest rooms. 
L10 An administrative use permit is required if a new school will be located in an existing building and any 
new space added to the building will not exceed 20 percent of existing floor area, excluding space in portable 
classrooms. A conditional use permit is required for construction of new schools and for additions to existing 
buildings in which new schools will be located that exceed 20 percent of existing floor area. 
L11 Allowed with a conditional use permit on lots of two acres or more. 
L12 Commercial-only development is not allowed, and this use is only permitted in a mixed use building with 
a conditional use permit.  The area devoted to commercial uses cannot exceed 30 percent of the total 
building floor area or 50 percent if its a corner store with one or more dwelling units above the store. 

 

A. Limitations on Commercial Development. Commercial-only development is not 
allowed. The area devoted to commercial uses cannot exceed 30 percent of the total 
building floor area. 

 Development Standards – RH, RL1 and RL2 Districts 15.04.201.030
Table 15.04.201.030 prescribes the development standards for the RH, RL1 and RL2 
districts. Additional regulations are denoted in a right hand column. Section numbers in this 
column refer to other sections of this Article, while individual letters refer to subsections 
that directly follow the table. The numbers in each illustration below refer to corresponding 
regulations in the “#” column in the associated table.  
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TABLE 15.04.201.030: DEVELOPMENT STANDARDS – RH, RL1 AND RL2 DISTRICTS 

 

District RH RL1 RL2 Additional Regulations # 

Lot and Density Standards 

Maximum Density 
(units/net acre) 

5 59 1215   

Minimum Lot Size (sq ft) 11,000 6,000 3,750 For Small Lot Single Unit, 
Bungalow Court, or Townhouse 
development, see § 15.04.201. 870 

 

Minimum Lot Width (ft) 70 60 37.5  ① 

Building Form and Location 
Maximum Height (ft) 

Main Building 35 35 30 See § 15.04.601.060 Height 
Regulations for Sloped Lots and § 
15.04.601.050 Exceptions to 
Height Limits 

② 

Accessory Building 12 14 
(A) 

12 14 
(A) 

12 14 (A) ③ 

Minimum Setbacks (ft) 
Front 25 (B) 20 (B) 15 20 (B) 

See § 15.04.601.020 Building 
Projections into Yards 

④ 

Interior Side 10 (C) 6 (C) Ground floor: 5; 
Above: 9 (C) (D) 

⑤ 

Street Side 10 (E) 7.5 (E) 7.5 (E) ⑥ 

Rear 25 20 (F) 20 (F) ⑦ 

Garage 25 20 20 ④
⑦ 

Maximum Lot Coverage 
(% of Lot) 

40 45 50 For Small Lot Single Unit, 
Bungalow Court, or Townhouse 
development, see § 15.04.201.070. 
For Rules of Measurement. See 
Article 15.04.103. 

⑧ 

Maximum Floor Area Ratio 
(FAR) 

See (G), (H), (I)   
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Additional Development Standards for RH and RL Districts 

A. Accessory Building Height. If a peak roof is used, the height limit may be 
increased to 14 feet. The 14-foot height limit also applies to detached accessory 
dwelling units. 

B. Ground Floor Front Setback. Where the adjoining lots on the same block face 
have been improved with buildings, the minimum ground floor front setback 
requirement shall be the average of the actual front setback of these abutting 
improved lots on such block face or 15 20  feet, whichever is less. When the lot 
slope is 20 percent or more, the front setback may be reduced to 10 feet provided 
the garage door is setback 18 feet from the edge of the pavement. 

C. Side Setback Projection. Covered walkways, porches, and verandas may project up 
to 3.5 feet into the required side setback for a maximum length of 10 feet.  

FIGURE 15.04.201.030-C: PORCHES WITHIN SIDE SETBACK 

 

D. Side Setback for Narrow Lots.  

1. Minimum. The minimum side setback for lots with an average width of 45 
feet or less shall be a minimum of 10 percent of the lot width, or three feet, 
whichever is greater. 

2. Second Story Projection. On lots less than 45 feet in width, the upper story 
wall may project a maximum of four feet into the required second story 
setback for up to 30 percent of the length of the lower story wall. 
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FIGURE 15.04.201.030-D: SECOND STORY PROJECTION ON NARROW LOTS 

 

E. Street Side Yards on Lots with Reversed Frontage. The rear one-quarter of the 
exterior side yard shall not be less than the front yard required or existing on the lot 
adjoining such exterior side yard. 

FIGURE 15.04.201.030-E: STREET SIDE SETBACK ON LOTS WITH REVERSED 
FRONTAGE 

 

F. Rear Setback. In the RH RL2 and RL1 districts the rear setback may be reduced to 
10 feet if the combined front and rear setback is at least 40 feet. 

G. Maximum Residential Floor Area and FAR. The maximum gross residential floor 
area allowed on a lot shall not exceed the maximum FAR applicable to a lot size 
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range, as shown in Table 15.04.201.030-G. For lots less than 7,500 square feet in size, 
the maximum floor area is 3,000 square foot irrespective of lot size.   
TABLE 15.04.201.030-G: MAXIMUM RESIDENTIAL FLOOR AREA BASED ON 
LOT SIZE  

Lot Size (Sq. Ft.) Maximum Floor Area 

Less than 3,750 2,3252,125 sq. ft. 

3,750 – 6,000 2,3252,125 sq. ft. plus an additional 0.3 FAR on square footage above 
3,750 

6,001 – 7,500 2,3252,125 sq. ft. plus an additional 0.2 FAR on square footage above 
3,750 

7,501-11,000 2,3252,125 sq. ft. plus an additional 0.15 FAR on square footage above 
3,750 

Above 11,000 4,000 sq. ft. 

H. Maximum Non-Residential Floor Area. The maximum non-residential floor area 
ratio (FAR) is 0.65 in RH, RL1 and RL2 Districts. 

I. Determining FAR. When determining FAR in RH, RL1 and RL2 Districts, side-
loaded or detached garages located to the rear of residential structures, a minimum of 
40 feet away from the front property line and accessed by a driveway less than 12 
feet in width are excluded from the floor area calculation.  

 Design Standards for Single Family Housing 15.04.201.040
A. Design of Building Additions. Rooflines, exterior materials, windows, railings, 

porches, and other design elements shall be designed in a manner that is compatible 
with the design elements of the existing buildings and surrounding neighborhood. 

B. Building Entrances. The principal entry shall be located in a visible location facing 
the street and shall incorporate a projection (e.g. porch) or recess, with a minimum 
depth of five feet. Alternative designs that create a welcoming entry feature facing 
the street, such as a trellis or landscaped courtyard entry, may be approved through 
the administrative design review process. 
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minimum depth of 25 feet, landscaping, and seating amenities are provided on the 
ground level at grade; or other comparable public amenities are provided. 

D. Front Setback. Where 75 percent or more of the lots in a block, on both sides of 
the street, have been improved with buildings, the minimum front setback required 
for the entry element (stoop or projected porch) shall be the average of those on the 
improved lots or 10 feet, whichever is less. 

E. Street Side Yards on Lots with Reversed Frontage. The rear one-quarter of the 
exterior side yard shall not be less than the front yard required or existing on the lot 
adjoining such exterior side yard. 

F. Parking Setback. Parking may be located within 40 feet of the street facing 
property line in accordance with the following standards. 

1. Underground and Partially Submerged Parking. Parking completely or 
partially underground may match the setbacks of the main structure. The 
maximum height of a parking podium visible from a street is five feet from 
finished grade. 

2. Surface Parking. Above ground parking may be located within 40 feet of a 
street facing property line with the approval of an administrative use permit 
when the allat least one of the following findings can be made: 

a. The design incorporates habitable space built close to the public 
sidewalk to the maximum extent feasible; 

b. The parking area is well screened with a wall, hedge, trellis, and/or 
landscaping; and or 

c. The site is small and constrained such that underground, partially 
submerged, or surface parking located more than 40 feet from the 
street frontage is not feasible. 

G. Open Space. Private and common areas shall be provided in accordance with this 
section. Private areas typically consist of balconies, decks, patios, fenced yards, and 
other similar areas outside the residence. Common areas typically consist of 
landscaped areas, walks, patios, swimming pools, barbeque areas, playgrounds, turf, 
or other such improvements as are appropriate to enhance the outdoor environment 
of the development. Landscaped courtyard entries that are oriented towards the 
public street which create a welcoming entry feature are also considered common 
areas. All areas not improved with buildings, parking, vehicular accessways, trash 
enclosures, and similar items shall be developed as common areas with the types of 
attributes described above. 

1. Minimum Dimensions. 

a. Private Open Space. Private open space located on the ground level 
(e.g., yards, decks, patios) shall have no dimension less than 10 feet. 
Private open space located above ground level (e.g., balconies) shall 
have no dimension less than six feet.  
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TABLE 15.04.202.020: LAND USE REGULATIONS – CM MIXED-USE DISTRICTS 

Uses CM-1 CM-2 CM-3 CM-4 CM-5 LW Additional Regulations 
Work Units 

Media Production A x L1 L1 A L2  

Maintenance and Repair L2 C L2 P P L2  

Mobile Vending Unit x A A x A x 
See § 15.04.610.320 Outdoor 
Vendors (Mobile Food 
Vendors) 

Nursery and Garden Center x x x x P x See § 15.04.610.290 Nurseries 
and Garden Centers 

Offices, Business and Professional L2 L1 P L1 L1 A  

Medical and Dental L2 L1 P L1 L1 L2 See § 15.04.610.240 Hospitals 
and Clinics 

Walk-in Clientele P P P P P L2  

Parking Facilities, Commercial A A A A P x  

Personal Services L2 L2 P P P L2 

See § 15.04.610.340 Personal 
Services 

General Personal Services L2 P L2 L2 P L2 
Health/Fitness Facility L2 P L2 L2 P L2 
Massage Establishment L3 x L3 L3 C x 
Tattoo or Body Modification Parlor x x C C C x 

Printing & Publishing x x L1 L1 L1 A 

Retail Sales See subclassifications below  
General Retail Sales, Small-scale L2 P L2 L2 P L2  
General Retail Sales, Large-scale x x P L2 P x  

Pawn Shop; Secondhand Store x x L3 L3 L3 x See § 15.04.610.330 Pawn 
Shops; Secondhand Dealers 

With Drive-Through Service x x C C C x See § 15.04.610.170 Drive-In 
and Drive-Through Facilities 

Transient Lodging See subclassifications below  

Bed and Breakfast A P x x x x See § 15.04.610.110 Bed and 
Breakfast Lodging 

Hotel and Motel C L4 C C C x See § 15.04.610.420 Transient 
Lodging 

INSTITUTIONAL AND COMMUNITY FACILITIES         

College and Trade School C x C x L15 x  

Community Assembly L2 x C C C x See § 15.04.610.140 
Community Assembly 

Community Garden x P C x C P See § 15.04.610.290 Nurseries 
and Garden Centers 

Cultural Facility P C P P P x  

Day Care Centers A A A A L14 x See § 15.04.610.190 Family 
Day Care, Large Center 
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TABLE 15.04.202.020: LAND USE REGULATIONS – CM MIXED-USE DISTRICTS 

Uses CM-1 CM-2 CM-3 CM-4 CM-5 LW Additional Regulations 

Emergency Shelter P C L11 x L13 x See § 15.04.610.180 
Emergency Shelters 

Government Buildings P P P P P C  

Hospitals and Clinics C C C C C x 
See § 15.04.610.240 Hospitals 
and Clinics Hospital C x C C C x 

Clinic L2 L2 L2 L2 L2 L2 

Skilled Nursing Facility C x C C C x  

Park and Recreation Facility L1 L1 C C C x  

Public Safety Facility C C C P P x  

Schools L12 L12 L12 L12 L12 x See § 15.04.610.370 Schools 

Social Service Center x x L2 L2 L1 x See § 15.04.610.160 Domestic 
Violence Shelters 

INDUSTRIAL         

Artisan/Small-scale Manufacturing x x L8 x C P  

Artist’s Studio See subclassifications below  

Studio-Light L2 P L2 x L2 P  

Studio-Heavy C C C x C C  

Commercial Kitchen  x x x x C A  

Limited Industrial x x L9 L9 x A  

Marijuana Cultivation Facility x x x L10 x x See § 15.04.610.270 Medical 
Marijuana Uses 

Micro-brewery x C L152 L152 L152 L192 See § 15.04.610.120 Breweries 
and Wineries 

Recycling Facilities  See subclassifications below See § 15.04.610.350 Recycling 
Facilities Collection Facilities P P A A A A 

Research and Development x x L1 L1 L1 L16  
Winery, Small x x L18 L18 L18 L19  
TRANSPORTATION, COMMUNICATION AND UTILITIES         
Communication Facilities See subclassifications below 

See Article 15.04.614 Wireless 
Communications Facilities Antennas and Transmission Towers L7 L7 L7 L7 L17C L17C 

Equipment within Buildings x x L1 L1 L1 L16 

Transportation Facilities See subclassifications below  

Transportation Passenger Terminal  x x x P P x  

Utilities, Major C C C C C C  

Utilities, Minor P P P P P P  
OTHER 

Accessory Uses and Structures See § 15.04.601.010 Accessory Uses and Structures 

Home Occupations P P P P P P See § 15.04.610.230 Home 
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TABLE 15.04.202.020: LAND USE REGULATIONS – CM MIXED-USE DISTRICTS 

Uses CM-1 CM-2 CM-3 CM-4 CM-5 LW Additional Regulations 
Occupations 

Nonconforming Uses See Article 15.04.606, Nonconforming Uses, Structures, and Lot 

Temporary Use See Article 15.04.807, Temporary Use Permits 

Notes: 
L1 Permitted above the ground floor or behind an allowed ground floor use, but not within the Industrial Buffer Zone 
shown on the Zoning Map. 
L2 Only allowed on the ground floor in mixed-use buildings; an administrative use permit is required for 1,500 to 3,000 
square feet and for any establishment serving beer and/or wine occupying less than 1,500 square feet, and a conditional 
use permit is required for more than 3,000 sq. ft. A full service restaurant requires a conditional use permit for 1,500 
square feet or more.  
L3 Requires a conditional use permit and cannot be located within 500 feet of a school or park. 
L4 Allowed with a conditional use permit if the hotel has no more than 20 guest rooms. 
L5 Only allowed on arterial streets, occupying 2,500 sq. ft. or less unless greater floor area, up to 5,000 square feet may 
be approved with an administrative use permit.  
L6 Must be within an enclosed structure. 
L7 Allowed with a conditional use permit if the Planning Commission finds that there are no feasible alternative locations 
and all other requirements of the Zoning Ordinance are met.  
L8 Only allowed on the ground floor of a building; a conditional use permit is required for more than 25,000 square feet.  
L9 Within the area established for the Richmond Bay Specific Plan, limited industrial development is permitted only in an 
existing building. Minor additions to such buildings of up to 10 percent of existing floor area are allow without 
discretionary review beyond that required for a building permit.  Repairs and maintenance also is allowed as may be 
necessary to comply with existing City codes and ordinances or to strengthen or restore to a safe condition any 
building, structure, or part thereof declared to be unsafe by the Director of Planning and Building Services or any other 
City official charged with the responsibility of protection of public health, safety and welfare. (This limitation will be 
superseded by the adopted plan.) 
L10 Permitted above the ground floor or behind an allowed ground floor use and with approval of a conditional use 
permit. 
L11 Up to 25 beds are permitted; for more than 25 beds, a conditional use permit is required. See Section 
15.04.610.180 (Emergency Shelters). 
L12 An administrative use permit is required if a new school will be located in an existing building and any new space 
added to the building will not exceed 20 percent of existing floor area, excluding space in portable classrooms. A 
conditional use permit is required for construction of new schools and for additions to existing buildings in which new 
schools will be located that exceed 20 percent of existing floor area. No schools are allowed within the Industrial Buffer 
Zone shown on the Zoning Map. 
L13 Permitted if not within the Industrial Buffer Zone shown on the Zoning Map. 
L14 Allowed with an administrative use permit if not within the Industrial Buffer Zone shown on the Zoning Map. 
L15 Allowed with a conditional use permit if not within the Industrial Buffer Zone shown on the Zoning Map. 
L16 Allowed with an administrative use permit on sites with existing, potential, and potential environmental cleanup 
obligations pursuant to the requirements of the California Department of Toxic Substances Control and/or the Regional 
Water Quality Control Board, which do not permit residential uses. 
L17 A conditional use permit is required unless the criteria for an administrative use permit listed in Section 
15.04.614.030 (B) are met. 
L18 A conditional use permit is required with on-sale consumption. Not allowed with production only. 
L19 A conditional use permit is required without on-sale consumption only. Not allowed with a tasting room. 
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 Land Use Regulations 15.04.203.020
Table 15.04.203.020 prescribes the land use regulations for “Commercial” Districts. The 
regulations for each district are established by letter designations as follows: 

“P” designates permitted uses. 

“A” designates use classifications that are permitted after review and approval of an 
administrative use permit by the Zoning Administrator. 

“C” designates use classifications that are permitted after review and approval of a 
conditional use permit by the Planning Commission.  

“L#” designates numbered limitations listed at the end of the table.  

“x” designates uses that are not permitted. 

Use classifications are defined in Article 15.04.104 (Key Terms and Definitions). In cases 
where a specific land use or activity is not defined, the Zoning Administrator shall assign the 
land use or activity to a classification that is substantially similar in character. Use 
classifications and subclassifications not listed in the table or not found to be substantially 
similar to the uses below are prohibited. Section numbers in the right hand column refer to 
other sections of this Ordinance. 

TABLE 15.04.203.020: LAND USE REGULATIONS – COMMERCIAL DISTRICTS 

Uses CG CR CC Additional Regulations 
RESIDENTIAL 
Single Family See subclassifications below See § 15.04.201.070 

Residential Development 
Types 

Attached x A x 

Multi-Unit Dwelling x L6 x 
Elderly and Long Term Care x C x  

Residential Facility x L6 x See § 15.04.610.360 
Residential Care 

COMMERCIAL 

Adult Business x C x See § 15.04.610.050 Adult 
Businesses 

Animal Sales and Services See subclassifications below 

See § 15.04.610.070 Animal 
Keeping 

Boarding Kennel x A x 

Clinic/Hospital x A x 

Grooming x A x 

Retail Sales (Pet Shops) x P x 

Veterinary Services x A x 

Auto/Vehicle Sales Services See subclassifications below  

Alternative Fuels and Recharging Facility P L7 P  
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TABLE 15.04.203.020: LAND USE REGULATIONS – COMMERCIAL DISTRICTS 

Uses CG CR CC Additional Regulations 

Automobile Rentals A A x  

Automobile/Vehicle Sales and Leasing, 
New 

P P x See § 15.04.610.080 
Automobile/Vehicle Sales and 
Leasing Automobile/Vehicle Sales and Leasing, 

Used 
A A x 

Automobile/Vehicle Repair, Major C xC x 
See § 15.04.610.090 
Automobile/Vehicle Repair, 
Major 

Automobile/Vehicle Repair, Minor A L7 x  

Automobile/Vehicle Washing A C x See § 15.04.610.100 
Automobile/Vehicle Washing 

Service Station P A P See § 15.04.610.380 Service 
Stations 

Banks and Financial Institutions See subclassifications below  

Bank and Savings and Loan P C x  

- With Drive-through Service C C x See § 15.04.610.170 Drive-In 
and Drive-Through Facilities 

Non-traditional Financial Institutions  C C x 
See § 15.04.610.280 
Nontraditional Financial 
Institutions (“Check-cashing”) 

Business Services P P L4  

Catering L1 L6 x  

Commercial Entertainment and Recreation See subclassifications below 

See § 15.04.610.130 
Commercial/Recreation and 
Entertainment 

Cinema x C x 

Theatre x C x 

Large-scale Facility x C x 

Small-scale Facility x A x 

Eating and Drinking Establishments See subclassifications below 

See § 15.04.610.300 Outdoor 
Dining and Seating 

Bars/Night Clubs/Lounges x C x 

Restaurant, Full Service x L1 C 

Restaurant, Limited Service L2 P L2 

Restaurant with Drive Through Service x C x See § 15.04.610.170 Drive-In 
and Drive-Through Facilities 

Finance, Insurance and Real Estate Services x P x  

Food and Beverage Sales See subclassifications below  

Convenience Market L2 L1 L3 See § 15.04.610.150 
Convenience Markets 

Farmers Market C C x See § 15.04.610.200 Farmers 
Markets 

General Market C P x  
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TABLE 15.04.203.020: LAND USE REGULATIONS – COMMERCIAL DISTRICTS 

Uses CG CR CC Additional Regulations 

Liquor Store C C x See § 15.04.610.060 Alcoholic 
Beverage Sales 

Funeral and Interment Service C C x  

Instructional Services L6 P P  

Live-Work L9 x x See § 15.04.610.250 Live-
Work Units 

Maintenance and Repair Service L1 L1 L4  

Marinas x x C  

Media Production L1 L1 x  

Medical Marijuana Collectives and 
Dispensaries 

xC C x See § 15.04.610.270 Medical 
Marijuana Uses 

Mobile Vending Unit A A C 
See § 15.04.610.320 Outdoor 
Vendors (Mobile Food 
Vendors) 

Nursery and Garden Center P P x 
See § 15.04.610.280 
Nurseries and Garden 
Centers 

Offices, Business and Professional L1 L6 L1  

Personal Services See subclassifications below 

See § 15.04.610.340 Personal 
Services 

General Personal Services L2 P L1 
Health/Fitness Facility L4 P x 
Massage Establishment C C x 

Printing & Publishing L1 L6 x  

Retail Sales See subclassifications below  

Building Materials and Services P x L4  
General Retail Sales, Small-scale P P L3  
General Retail Sales, Large-scale C P x  

With Drive-Through Service C C x See § 15.04.610.170 Drive-In 
and Drive-Through Facilities 

Transient Lodging See subclassification below 
See § 15.04.610.420 Transient 
Lodging Bed and Breakfast x x C 

Hotel and Motel x C C 
INSTITUTIONAL AND COMMUNITY FACILITIES 

College and Trade School x C x  

Community Assembly x C C See § 15.04.610.140 
Community Assembly 

Community Garden P x P 
See § 15.04.610.290 
Nurseries and Garden 
Centers 

Cultural Facility x P C  
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TABLE 15.04.203.020: LAND USE REGULATIONS – COMMERCIAL DISTRICTS 

Uses CG CR CC Additional Regulations 

Day Care Centers L7 A x See § 15.04.610.190 Family 
Day Care, Large Center 

Emergency Shelter L8 L8 x See § 15.04.610.180 
Emergency Shelters 

Government Buildings P P P  

Hospitals and Clinics See subclassifications below See § 15.04.610.240 Hospitals 
and Clinics Clinic L1 L1 x 

Park and Recreation Facility x C C  

Public Safety Facility P P P  

Schools x L10 x See § 15.04.610.370 Schools 

Social Service Center P P x See § 15.04.610.160 
Domestic Violence Shelters 

INDUSTRIAL     

Artisan/Small-scale Manufacturing L1 x L1  

Artist’s Studio See subclassifications below  

Studio-Light L1 x L1  

Studio-Heavy L1 x x  

Commercial Kitchen  A A x  

Limited Industrial x x L4  
Marijuana Cultivation Facility C x  x 

See § 15.04.610.270 Medical 
Marijuana Uses Marijuana Product Manufacturer C x x 

Marijuana Testing Laboratory C x x 

Micro-breweries L11 L11 L11 See § 15.04.610.120 
Breweries 

Recycling Facilities  See subclassifications below See § 15.04.610.350 Recycling 
Facilities Collection Facilities A A P 

Research and Development L6 x x  
Warehousing, Wholesaling, Storage, and 
Distribution 

See subclassifications below 

See § 15.04.610.400 Storage 
Containers 

Indoor Warehousing and Storage C x L5 

Outdoor Storage C x L5 

Mini-Storage C x L5 

TRANSPORTATION, COMMUNICATION AND UTILITIES 
Communication Facilities See subclassifications below  

Antennas and Transmission Towers C or A depending on facility type See § 15.04.614 Wireless 
Communications Facilities 

Equipment within Buildings C L6 C  

Freight/Truck Terminal and Warehouse C x C  

Light Fleet-Based Service C x x  
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TABLE 15.04.203.020: LAND USE REGULATIONS – COMMERCIAL DISTRICTS 

Uses CG CR CC Additional Regulations 

Transportation Facilities See subclassification below  

Transportation Passenger Terminal  x P C  

Utilities, Major C C C  

Utilities, Minor P P P  
OTHER     

Accessory Uses and Structures 
Caretakers units are not allowed in the Industrial Buffer Zone 
shown on the Zoning Map. See § 15.04.601.010 Accessory 
Uses and Structures 

Nonconforming Uses See Article 15.04.606, Nonconforming Uses, Structures, and 
Lot 

Temporary Use See Article 15.04.807, Temporary Use Permits 

Notes: 
L1 Only allowed on the ground floor in mixed-use buildings; an administrative use permit is required for 
more than 3,000 sq. ft. Full service restaurants require a conditional use permit for 1,500 square feet or 
more. 
L2 Small-scale establishments serving local businesses and workers occupying less than 1,000 sq. ft. are 
allowed. 
L3 Only water-related stores allowed occupying less than 1,000 sq. ft. are allowed. 
L4 Only small-scale marine-related industrial uses and services occupying less than 3,000 sq. ft. are 
allowed. 
L5 Only water-related storage or storage associated with a marine-related use or service allowed as an 
accessory use.  
L6 Permitted above the ground floor or behind an allowed ground floor use, otherwise, a conditional use 
permit is required. 
L7 Only allowed on arterial streets that are not within the Industrial Buffer Zone shown on the Zoning 
Map, occupying 2,500 sq. ft. or less unless greater floor area, up to 5,000 square feet is approved with a 
conditional use permit. This Industrial Buffer Zone is functionally equivalent to the Industrial Buffer 
Zone/Transition Zone established by Ordinance No. 18-18 N.S. 
L8 Up to 25 beds are permitted; for more than 25 beds, a conditional use permit is required. See Section 
15.04.610.180 (Emergency Shelters). 
L9 Requires a conditional use permit and not allowed in the Industrial Buffer Zone shown on the Zoning 
Map. This Industrial Buffer Zone is functionally equivalent to the Industrial Buffer Zone/Transition Zone 
established by Ordinance No. 18-18 N.S. 
L10 An administrative use permit is required if a new school will be located in an existing building and any 
new space added to the building will not exceed 20 percent of existing floor area, excluding space in 
portable classrooms. A conditional use permit is required for construction of new schools and for 
additions to existing buildings in which new schools will be located that exceed 20 percent of existing 
floor area. 
L11 Requires a conditional use permit and, if there is on-sale consumption of alcoholic beverages, the 
standards of Section 15.04.610.060 (Alcoholic Beverage Sales) apply. 
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TABLE 15.04.204.020: LAND USE REGULATIONS – INDUSTRIAL DISTRICTS 

Uses ILL IB IL IG IW Additional Regulations  
Auto/Vehicle Sales Services See subclassifications below  

Alternative Fuels and Recharging Facility P P P P P  

Automobile/Vehicle Repair, Major C C C C x 
See § 15.04.610.090 
Automobile/Vehicle Repair, 
Major 

Automobile/Vehicle Repair, Minor A A A P x  

Automobile/Vehicle Washing A x A x x See § 15.04.610.0100 
Automobile/Vehicle Washing 

Large Vehicle and Equipment Sales, Service 
and Rental 

x A A P x  

Service Station C C C P x See § 15.04.610.380 Service 
Stations 

Towing and Impound x x x C x  

Banks and Financial Institutions See subclassifications below  

Bank and Savings and Loan L1 P P x x See § 15.04.610.170 Drive-In 
and Drive-Through Facilities 

With Drive-through Service x C C x x  

Business Services L1 L1 P x L5  

Commercial Entertainment and Recreation See subclassification below See § 15.04.610.130 
Commercial/Recreation and 
Entertainment Small-scale Facility A A A x x 

Eating and Drinking Establishments See subclassifications below 
See § 15.04.610.300 Outdoor 
Dining and Seating Restaurant, Full Service C C C x x 

Restaurant, Limited Service L3 L3 L3 x x 

Finance, Insurance and Real Estate Services L1 P P x x  

Food and Beverage Sales See subclassifications below  

Convenience Market L8 L8 L8 x x See § 15.04.610.150 
Convenience Markets 

Live-Work C C L9 x x See § 15.04.610.250 Live-
Work Units 

Maintenance and Repair L2 L2 L2 x x  

Marinas x x x x C  

Media Production P P P x x  

Mobile Vending Unit A x A A A 
See § 15.04.610.320 Outdoor 
Vendors (Mobile Food 
Vendors) 

Nursery and Garden Center x x x L10 x See § 15.04.610.290 Nurseries 
and Garden Centers 

Offices, Business and Professional P P P P L5 
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Series 200: Base District Regulations 

   

TABLE 15.04.204.020: LAND USE REGULATIONS – INDUSTRIAL DISTRICTS 

Uses ILL IB IL IG IW Additional Regulations  

Personal Services See subclassification below See § 15.04.610.340 Personal 

Services Health/Fitness Facility L2 L2 L2 x x 

Printing & Publishing P P P P x  

Retail Sales See subclassifications below  

Building Materials and Services x x x x L4  

General Retail Sales, Small-scale x x x x L5  

INSTITUTIONAL AND COMMUNITY FACILITIES 

College and Trade School C C L9 x x  

Community Garden C C C x x 
See § 15.04.610.290 Nurseries 

and Garden Centers 

Government Buildings P P P P P  

Hospitals and Clinics See subclassifications below  

      Clinic x x L9 x x  

Public Safety Facility x x x P P  

Schools x Cx x x x See § 15.04.610.370 Schools 

INDUSTRIAL       

Artisan/Small-scale Manufacturing P P P P x  

Artist’s Studio See subclassifications below  

Studio-Light P P P x x  

Studio-Heavy C C C x x  

Breweries See subclassifications below 
See § 15.04.610.120 Breweries 

and Wineries 
     Brewery, Production  C x C x x 

     Micro-brewery C C C x x 

Commercial Kitchen  A A A x x  

Construction and Material Yard x x PC PC CP  

General Industrial C x C L11 L6  

Limited Industrial P P P P L6  

Marijuana Cultivation Facility C x C C L12 

See § 15.04.610.270 Medical 

Marijuana Uses 

Marijuana Distributor C x C C L12 

Marijuana Product Manufacturer C x C C L12 

Marijuana Testing Laboratory C x C C L12 

Marijuana Transporter C x C C L12 

Micro-brewery P P P P x See § 15.04.610.120 Breweries 

Recycling and Waste Transfer Facilities  See subclassifications below 

See § 15.04.610.350 Recycling 

Facilities 

Collection Facilities PA PA PA PA PA 

Processing Facilities x x x C C 

Waste Hauling and Transfer Facilities x x x C C 
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TABLE 15.04.204.020: LAND USE REGULATIONS – INDUSTRIAL DISTRICTS 

Uses ILL IB IL IG IW Additional Regulations  
Research and Development L7 L7 L7 P x  
Salvage and Wrecking x x x C C  
Warehousing, Wholesaling, Storage, and 
Distribution 

See subclassifications below 

See § 15.04.610.400 Storage 
Containers 

Chemical, Mineral and Explosives Storage x x C C C 

Indoor Warehousing and Storage P L1 P P P 

Outdoor Storage x x x L4 L4 

Mini-Storage x C C C x 

Wineries See subclassifications below 
See § 15.04.610.120 Breweries 
and Wineries      Winery, Large C x C x C 

     Winery, Small A A A x A 

TRANSPORTATION, COMMUNICATION AND UTILITIES 
Communication Facilities See subclassifications below See Article 15.04.614 

Wireless Communications 
Facilities 

Antennas and Transmission Towers C or A depending on facility type 

Equipment within Buildings A A A P P 

Freight/Truck Terminal and Warehouse x x x C C  

Light Fleet-Based Service C x C C x  

Utilities, Major C C C C C  

Utilities, Minor P P P P P  
AGRICULTURE        
Agricultural Production and Services x x x P x  

Indoor Agriculture A x P P x See § 15.04.610.430 Urban 
Agriculture 

OTHER       

Accessory Uses and Structures 
Caretakers units are not allowed in the Industrial Buffer Zone shown 
on the Zoning Map. See § 15.04.601.010 Accessory Uses and 
Structures 

Nonconforming Uses See Article 15.04.606, Nonconforming Uses, Structures, and Lot 

Temporary Use See Article 15.04.807, Temporary Use Permits 

Notes: 
L1 Only allowed in mixed-use buildings; an administrative use permit is required for more than 3,000 sq. ft. 
L2 An administrative use permit is required for more than 3,000 sq. ft. 
L3 Small-scale establishments serving local businesses and workers occupying less than 1,000 sq. ft. are allowed. A 
conditional use permit is required for outdoor dining and seating. 
L4 Prohibited as a principal use; allows as an accessory use for a nursery, building materials, construction services 
and contractors yards, marine-related industrial uses, and allowable uses within the IG and IW districts if screened 
from view for any abutting residential or Mixed-Use district. 
L5 Only small-scale marine-related services occupying less than 3,000 sq. ft. are allowed. 
L6 Transportation equipment, ship and boat building and repair are allowed; industrial uses including more than 
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TABLE 15.04.204.020: LAND USE REGULATIONS – INDUSTRIAL DISTRICTS 

Uses ILL IB IL IG IW Additional Regulations  
incidental use of hazardous materials require a conditional use permit. 
L7 Laboratories used for Bbiological research or commercial testing in a laboratory rated for a Biosafety Level 
(BSL) 3 or higher according to criteria of the federal Center for Disease Control requires a conditional use 
permit. Research and development laboratories designed for BSL 1 or 2 are permitted without a use permit 
L8 Only allowed with a conditional use permit on a site with a service station. 
L9 Requires a conditional use permit and not allowed in the Industrial Buffer Zone shown on the Zoning Map. This 
Industrial Buffer Zone is functionally equivalent to the Industrial Buffer Zone/Transition Zone established by 
Ordinance No. 18-18 N.S. 
L10 Only centers that primarily sell wholesale or “to the trade” are allowed. 
L11 Permitted except for petroleum refining and related oil and gas production, storage, and distribution, all of 
which requires a conditional use permit. 
L12 Only on City-owned land with a conditional use permit. 
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 Development Standards 15.04.204.030
Table 15.04.204.030 prescribes the development standards for Industrial Districts. 
Additional regulations are denoted in a right hand column. Section numbers in this column 
refer to other sections of this Article, while individual letters refer to subsections that directly 
follow the table. The numbers in each illustration below refer to corresponding regulations 
in the “#” column in the associated table. 

TABLE 15.04.204.030: DEVELOPMENT STANDARDS – INDUSTRIAL DISTRICTS  

 

District ILL IB IL IG IW 
Additional 
Regulations # 

Building Form and Location 

Maximum 
Height (ft) 

25; up to 55 
feet with 
approval of a 
CUP 

55 55 55 100 (A); (C); See § 
15.04.601.050 
Exceptions to 
Height Limits 

① 

Minimum Setbacks (ft) (B)   

Front 20 15 0 10 from local streets; 25 
from Collector streets 

See § 
15.04.601.020 
Building 
Projections 
into Yards 

② 

Interior 
Side 

0; 15 where 
abutting an 
RL, PCI, or 
PR district (8 
with solid 
fence) 

0; 15 where 
abutting an RL, 
PCI, or PR 
district (8 with 
solid fence) 

100; 15 
where 
abutting 
an RL, 
PCI, or PR 
district 

0; 10 where 
abutting an 
RL, PCI, or 
PR district 
(5 with solid 
fence) 

0; 10 where 
abutting an 
RL, PCI, or 
PR district 
(5 with solid 
fence) 

③ 

Street Side 20 10 0 10 from minor streets; 25 
from Collector streets 

④ 
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TABLE 15.04.204.030: DEVELOPMENT STANDARDS – INDUSTRIAL DISTRICTS  

District ILL IB IL IG IW 
Additional 
Regulations # 

Rear 10 0: 10 where 
abutting an RL, 
PCI, or PR 
district (8 with 
solid fence) 

0; 15 where abutting an RL, PCI, or PR 
district 

See § 
15.04.601.020 
Building 
Projections 
into Yards 

⑤ 

Maximum 
Floor Area 
Ratio (FAR) 

0.4; up to 
0.65 with 
approval of a 
CUP 

0.5; up to 0.65 
with an 
approval of a 
CUP 

0.65; up 
to 3.0 
with an 
approval 
of a CUP 

0.65; up to 
2.0 with an 
approval of 
a CUP 

0.5; up to 
1.0 with an 
approval of 
a CUP 

See Article 
15.04.103 
Rules of 
Measurement 

 

Additional Development Standards – Industrial Districts 

A. Transitional Standards. Where an Industrial District adjoins a Residential District, 
the following standards apply: 

1. The maximum height is (1) 35 feet within 40 feet of an RH or RL District; 
(2) 40 feet within 50 feet of an RH, RL or RM1 District; and (3) 50 feet 
within 100 feet of any Residential District. 

2. The building setback from a Residential District boundary shall be 15 feet for 
interior side yards and 20 feet for rear yards. 

3. A landscaped planting area, a minimum of 10 feet in width, shall be provided 
along all Residential District boundaries. A tree screen shall be planted in this 
area with trees planted at a minimum interval of 15 feet. 

B. Perimeter Landscaping. A perimeter planting strip shall be provided along all 
arterial streets and street frontages that are opposite Mixed-Use and Residential 
zoning districts. 

C. Additional Height Exceptions – IG and IW Districts. Processing equipment 
associated with port activities and with oil and gas refining may exceed the height 
limits. 

 Supplemental Regulations 15.04.204.040
A. Building Design Near Interstate Highways 580 and 80. For any site that is fully 

or partially located within 200 feet of the right-of-way line of an Interstate Highway, 
buildings shall be designed with four-sided architecture where each exterior wall is 
designed equivalent to the primary façade in the extent of building articulation and 
quality of exterior materials, and consistent with the color scheme of the primary 
façade.  

B. Sidewalks. Sidewalks shall be provided if none already exist or if the existing 
sidewalks are in poor condition. 
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“C” designates use classifications that are permitted after review and approval of a 
conditional use permit by the Planning Commission.  

“L#” designates numbered limitations listed at the end of the table.  

“x” designates uses that are not permitted. 

Use classifications are defined in Article 15.04.104 (Key Terms and Definitions). In cases 
where a specific land use or activity is not defined, the Zoning Administrator shall assign the 
land use or activity to a classification that is substantially similar in character. Use 
classifications and subclassifications not listed in the table or not found to be substantially 
similar to the uses below are prohibited. Section numbers in the right hand column refer to 
other sections of this Ordinance. 

TABLE 15.04.205.020: LAND USE REGULATIONS – PCI AND PR 

Uses PCI PR Additional Regulations 
COMMERCIAL    

Commercial Entertainment and Recreation See subclassifications below See § 15.04.610.130 
Commercial/Recreation and 
Entertainment 

Large-scale Facility C C 

Small-scale Facility P P 

Eating and Drinking Establishments See subclassifications below 
See § 15.04.610.300 
Outdoor Dining and Seating Restaurant, Full Service x C 

Restaurant, Limited Service x L1 

Personal Services See subclassification below See § 15.04.610.340 
Personal Services Health/Fitness Facility x L1 

INSTITUTIONAL AND COMMUNITY FACILITIES 

Cemetery C x  

College and Trade School C x  

Community Garden C A 
See § 15.04.610.290 
Nurseries and Garden 
Centers 

Cultural Facility C C  

Day Care Centers C x See § 15.04.610.190 Day 
Care Center 

Emergency Shelter L2 x See § 15.04.610.180 
Emergency Shelters 

Government Buildings C C  

Hospitals and Clinics L2 x See § 15.04.610.240 
Hospitals and Clinics 

Park and Recreation Facility C C  

Public Safety Facility P x  

Schools C x See § 15.04.610.370 Schools 
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TABLE 15.04.205.020: LAND USE REGULATIONS – PCI AND PR 

Uses PCI PR Additional Regulations 

Social Service Center C x See § 15.04.610.160 
Domestic Violence Shelters 

TRANSPORTATION, COMMUNICATION AND UTILITIES 
Communication Facilities See subclassifications below 

See Article 15.04.614 
Wireless Communications 
Facilities 

Antennas and Transmission Towers C or A depending on 
facility type 

Equipment within Buildings C x 

Transportation Facilities See subclassifications below  

Transportation Passenger Terminal  C x  

Utilities, Major C C  

Utilities, Minor P P  

OTHER    

Accessory Uses and Structures See § 15.04.601.010 Accessory Uses and Structures 

Nonconforming Uses See Article 15.04.606, Nonconforming Uses, Structures, 
and Lot 

Temporary Use See Article 15.04.807, Temporary Use Permits 

Notes: 
L1 Only small-scale establishments serving recreational uses are allowed 
L2 Permitted if associated with a Community Assembly use. 

 

 Development Standards 15.04.205.030
Table 15.04.205.030 prescribes the development standards for Public and Semi-Public, Open 
Space and Agricultural Districts. Additional regulations are denoted in a right hand column. 
Section numbers in this column refer to other sections of this Article. The numbers in each 
illustration below refer to corresponding regulations in the “#” column in the associated 
table. 
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TABLE 15.04.205.030: DEVELOPMENT STANDARDS – PUBLIC AND SEMI-PUBLIC 
DISTRICTS  

 

District PCI PR Additional Regulations # 

Lot Size; Building Form and Location 

Minimum Lot Size 10,000 sq ft n/a   

Minim Lot Width (ft) n/a n/a   

Maximum Height (ft) 45 35 See § 15.04.601.050 
Exceptions to Height 
Limits 

① 

Minimum Setbacks (ft)   
Front When adjacent to an RS RL 

or RM district, the front 
setback is the same as that of 
the RLS or RM district. 

20% of lot 
depth, not to 
exceed 40 ft 

See § 15.04.601.020 
Building Projections 
into Yards 

② 

Side 5 10% of lot 
depth, not to 
exceed 20 ft 

③ 

Rear 15 0 ④ 

Maximum Floor Area 
Ratio (FAR) 

1.0 0.5   

Maximum Density 
(net units/acre) 

n/a n/a   
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 Open Space District Article 15.04.206

Sections: 
 Purpose 15.04.206.010
 Land Use Regulations 15.04.206.020
 Development Standards 15.04.206.030
 Supplemental Regulations 15.04.206.040

 Purpose 15.04.206.010
The purpose of the OS Open Space District is to provide land for development of open, 
space uses, consistent with the General Plan. More specifically, this zoning district is 
intended for undeveloped publicly owned lands, visually significant open lands, water areas, 
and wildlife habitat. These areas are set aside as permanent open space preserves and may 
include trails, trail heads, agricultural uses (such as 4H), and other facilities for low-impact 
public recreational uses. This zoning district includes wetlands, mudflats, creek corridors and 
other natural preservation areas, as well as private lands deed-restricted for open space 
preservation. 

 Land Use Regulations 15.04.206.020
Table 15.04.206.020 below prescribes the land use regulations for the OS Open Space 
District. These regulations are established by letter designations as follows: 

“P” designates permitted uses. 

“A” designates use classifications that are permitted after review and approval of an 
administrative use permit by the Zoning Administrator. 

“C” designates use classifications that are permitted after review and approval of a 
conditional use permit by the Planning Commission.  

Use classifications are defined in Article 15.04.104 (Key Terms and Definitions). In cases 
where a specific land use or activity is not defined, the Zoning Administrator shall assign the 
land use or activity to a classification that is substantially similar in character. Use 
classifications and subclassifications not listed in the table or not found to be substantially 
similar to the uses below are prohibited. Section numbers in the right hand column refer to 
other sections of this Ordinance.  
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TABLE 15.04.207.030: DEVELOPMENT STANDARDS – AGRICULTURAL DISTRICT  

 

District AG Additional Regulations # 

Lot Size; Building Form and Location 

Minimum Lot Size 0.5 acre   

Minimum Lot Width (ftft.) 150   

Maximum Height (ftft.) 35; 50 for 
barns; 20 for 
greenhouses 

See § 15.04.601.050 Exceptions to 
Height Limits 

① 

Minimum Setbacks (ftft.)   
Front 1520 

See § 15.04.601.020 Building 
Projections into Yards 

② 

Side and Rear 7.520; 7.5 
for non-
habitable 
accessory 
structures 

③ 

Rear 7.5 ④ 

Maximum Floor Area Ratio (FAR) 0.5   

Maximum Density (net units/acre) 0.20   

Maximum Lot Coverage (% of lot) 
5; 50 for 
commercial 
greenhouses 

Additional coverage may be approved 
with a conditional use permit 

 

 

 Supplemental Regulations 15.04.207.040
A. Truck Docks, Loading and Service Areas. Truck docks, loading areas, and service 

areas must be located at the rear or interior sides of buildings and screened so as not 
to be visible from public streets or residential properties. 
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B. Abutting Residential Districts. When a lot abuts a Residential zoning district, the 
setback standards of the abutting district apply. Barns, greenhouses, solar panels, and 
animal enclosures shall be at least 50 feet from a Residential district. 
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Secretary of the Interior's Standards for the Treatment of Historic Properties. The 
latest edition of the standards and guidelines provided by the National Park Service for 
preservation, rehabilitation, restoration, and reconstruction of historic properties.  

Structure. That which is built or constructed. (Section 202 of Title 24, Vol. 1 of the 2013 
California Building Code.) As used in this Article, "structure. does not include machinery, 
equipment, or appliances installed for manufacture or process purposes only, any 
construction installations that are not part of a building, or any goods movement equipment 
and facilities.  

Substantial Deterioration or Decay. Those conditions of the structure or property that are 
not so serious as to constitute demolition by neglect but nevertheless threaten the structural 
or historical integrity of the resource (also see Chapter 9.22 of this Code).  

 Applicability 15.04.303.030
This overlay district shall be applied to identified historic resources, potentially historic 
resources, and other land property located within a historic district. Buildings, structures, or 
objects that have been designated a historic resource by the Historic Preservation 
CommissionCity Council (HPCCC) or that are located within a historic district shall 
continue to be subject to all zoning regulations of this Article XV and State and federal laws 
and regulations that would apply to such buildings, structures, or objects if they were not so 
designated or located. By designating historic resources and historic districts, the Council 
shall not be construed to be repealing or waiving any other portion of the Municipal Code as 
it applied to the designated property. 

 Establishment of -H Historic Overlay Districts and -L Landmark 15.04.303.040
Designations; Zoning Map Designators 

A. An -H Historic Overlay District designation may be applied to any significant area or 
historic district, and an -L Landmark designation may be applied to any significant 
building on the Richmond Historic Register. These overlay designations may be 
combined with any base zoning district.  

B. Each -H Historic District or -L Landmark designation shall be shown on the zoning 
map by adding an -H or an -L designator, respectively, to the base zoning district 
designation followed by the number of the Historic District or Landmark 
designation, based on its order of adoption with reference to the enacting ordinance.  

 Initiation 15.04.303.050
A. An application for an amendment to the zoning map for an -H Historic District 

designation or -L Landmark designation may be initiated by the City Council, the 
Planning Commission, the HPC, or by any resident of the City. 

B. Upon initiation, notice shall be provided in accordance with the provisions of Article 
15.04.803 (Common Procedures). The Zoning Administrator shall post a Public 
Notice at the Richmond Civic Center and on the City’s website and inform by mail 
all property owners that would be subject to the designation of the restrictions and 
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A. Authority. The HPC shall have the authority to review and approve, approve with 
conditions, or reject a certificate of appropriateness pursuant to the procedures and 
criteria in this section.  

B. Exemptions. No certificate of appropriateness is required for ordinary maintenance; 
interior modifications; work pre-approved in a Mills Act contract; and any 
development, alteration, restoration, rehabilitation, or relocation that is not 
specifically described in an application for Historic District designation or Landmark 
designation or in a Mills Act contract application as having historical or architectural 
value. However, Zoning Administrator review is required to confirm whether an 
exemption is warranted.  

C. Criteria. To approve an application for a certificate of appropriateness, the HPC or 
the Zoning Administrator in the case of minor alterations and additions shall find 
that the proposed work confiorms to the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties and more specifically: 

1. Whether the proposed construction, reconstruction, or relocation is 
appropriate and consistent with this section and, if applicable, the Historic 
Conservation Plan for the historic district. 

2. Whether the applicant has demonstrated that every reasonable effort will be 
made to minimize alteration of any contributory structure or designated 
landmark and preserve its integrity. 

3. With regard to any property located within an historic district but which is 
not a contributing structure, the proposed work does not adversely affect the 
character and integrity of the district.  

4. Whether the distinguishing original qualities or character of a contributory 
building, structure, or object, or site and its environment will not be 
destroyed, and the removal or alteration of any historic material or distinctive 
architectural feature will be avoided, to the greatest extent reasonably 
practical. 

5. Whether changes which may have taken place in the course of time are 
evidence of the history and development of a contributory structure or site 
and its environment and that such changes which may have acquired 
significance in their own right, will be recognized and respected. 

6. Whether distinctive stylistic features or examples of skilled craftsmanship 
which characterize a structure or site will be retained, to the extent 
reasonably possible. 

7. Whether any proposed project will have a minimal impact on any destroy 
significant historical, architectural, or cultural material, and will be compatible 
with the size, scale, color, material, and character of the property, 
neighborhood, or environment. 
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 Interim Study Overlay District Article 15.04.304

Sections: 
 Specific Purpose and Applicability 15.04.304.010
 Zoning Map Designator 15.04.304.020
 Study Districts Established 15.04.304.030
 Land Use Regulations 15.04.304.040
 Development Regulations 15.04.304.050
 Expiration of IS District Ordinance – Renewal 15.04.304.060

15.04.304.070 Resubmittal of Development Proposals 

 Specific Purpose and Applicability 15.04.304.010
In addition to the general purposes listed in Article 15.04.101, the specific purpose of the -IS 
Interim Study Overlay District is to allow discretionary review of development proposals in 
areas where changes in zoning regulations are contemplated or under study.  

 Zoning Map Designator  15.04.304.020
An IS district may be initiated as prescribed by Article 15.04.814 or established in an 
ordinance amending Chapter XV. Prior to approving an amendment reclassifying land to a 
future IS district, the Planning Commission and City Council shall approve a study plan that 
identifies regulatory problems and states land use and development issues to be resolved for 
the area proposed for reclassification. The IS district may be combined with any base district. 
Each IS district shall be shown on the zoning map with an "-IS" designator, numbered and 
identified sequentially by order of enactment and reference to the enacting ordinance. 

 Study Districts Established 15.04.304.030
Three IS overlay districts are established by Ordinance 16-16, carrying forward designations 
in prior Interim Zoning Regulations.  These include lands where the pre-existing zoning 
district has been deemed inappropriate under the General Plan and assignment of a new 
classification and new zoning awaits completion and Council adoption of a specific plan or 
other planning and zoning study. 

A. IS-1 includes the Form-Based Code study area which includes Downtown Richmond 
and adjacent mixed use corridors;  

B. IS-2 includes the Richmond Bay Specific Plan study area; and 

C. IS-3 includes the Point Molate study area, where the City Council has initiated a 
review of appropriate zoning, development standards and related open space for 
General Plan implementation in the context of the Point Molate Reuse Plan. 

These IS designations will expire no later than December 30, 20172019 , unless extended by 
action of the City Council, or rescinded early with Council action on the specific plan or 
other planning and zoning study. 
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 Shoreline Overlay District Article 15.04.306

Sections:  
 Purpose 15.04.306.010
 Applicability 15.04.306.020
 Permit Requirements 15.04.306.030
 Development Regulations 15.04.306.040
 Guarantees of Public Access 15.04.306.050

 Purpose  15.04.306.010
The purpose of the -S Shoreline Overlay District is to implement General Plan policies on 
shoreline protection and public access. More specifically, this overlay district is intended to 
ensure that any allowable development of the shoreline and tideland areas will protect water 
quality, wildlife habitats, and native or naturalized vegetation and, where appropriate, 
provide public access to and enjoyment of the shoreline. 

 Applicability 15.04.306.020
This overlay district applies to all land within 100 feet of the San Francisco Bay and San 
Pablo Bay shorelines and to tideland areas, excluding  lands that are precluded from public 
access requirements because of federal regulations on homeland security.  It also applies to a 
public access zone, which extends from the ordinary high water mark on the shoreline to the 
nearest public highway or arterial street in order to ensure that public access to the shoreline 
is provided and the San Francisco Bay Trail is completed, as envisioned by the General Plan. 
These regulations shall be combined with the base zoning district and, in the case of 
conflicts, the more restrictive provisions apply. 

 Permit Requirements 15.04.306.030
All uses and developments subject to an -S Shoreline Overlay District shall obtain a 
conditional use permit pursuant to Article 15.04.806 (Use Permits).  

 Development Regulations  15.04.306.040
A. Habitat Protection. Development shall avoid encroachments into sensitive wildlife 

habitats to the extent feasible and shall not limit create barriers to wildlife movement 
which cut off access to food, water or shelter, or cause damage to fisheries or fish 
habitats. Access to environmentally sensitive marshland and adjacent upland habitat 
shall be restricted during spawning and nesting seasons, as appropriate. 

1. Buffers. Buffer areas shall be provided between developments and identified 
as potential wetland areas based on the following criteria: biological (habitat) 
significance; sensitivity of habitats or particular species; presence of 
threatened or endangered species; susceptibility of adjacent site to erosion; 
topography and configuration of wetland areas; and type and scale of 
development proposed. 
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action, shall be permitted only if all of the following conditions are satisfied, 
as appropriate:  

a. New water surface or marsh is created by removal of bay fill; 

b. Existing navigation channels, basins or areas are maintained; 

c. Drainage or an outfall pipe or similar structure is provided; 

d. The location and depth of dredging minimizes shoaling and the need 
for maintenance dredging;  

e. An approved plan exists for the disposal of dredge spoils and all 
subsequent maintenance dredging for the life of the project; and  

f. The dredging is approved by the Bay Conservation and Development 
Commission. 

D. Site Planning and Structure Design. 

1. Site Planning.  

a. Development shall be sited, designed and undertaken so that it is 
harmonious with the character of the site and the surrounding 
environmental setting to the maximum extent feasible. This includes 
minimizing the area used for vehicle access, providing setbacks from 
non-disturbance buffers established for habitat protection, providing 
maximum feasible public access to the shoreline, where appropriate, 
and completing the San Francisco Bay Trail. 

b. No use, development or alteration shall create uniform and/or 
terraced building sites that substantially change existing watercourses 
and mature trees, native shrub or coastal shrub, marshes or primary 
wildlife habitats. 

2. Structure Design. Buildings, structures, parking lots, and landscaping in 
shoreline areas shall be oriented and located such that they preserve public 
views of the Bay from public rights of way, parks and other public spaces. 

a. Through design review, building heights may be limited to maintain a 
low profile. The maximum height of buildings in shoreline areas 
within 100 feet of the San Francisco Bay and San Pablo Bay 
shoreline, where the Bay Conservation and Development 
Commission has permit authority, may be reduced from the 
maximum set in the base zoning district if the Planning Commission 
determines that a different maximum height will protect public views 
from public rights of way, parks, and other public space while also 
allowing for reasonable use of the land.  

b. Visual access to the Bay and scenic vistas of water and distinct 
shorelines shall be protected, and the Planning Commission may 
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 General Standards Series 600

 General Site Regulations Article 15.04.601

Sections: 

15.04.601.010 Accessory Uses and Structures 
15.04.601.020 Building Projections into Yards 
15.04.601.030 Development on Lots Divided by District Boundaries 
15.04.601.040 Development on Substandard Lots 
15.04.601.050 Exceptions to Height Limits 
15.04.601.060 Fences and Walls 
15.04.601.070 Outdoor Storage 
15.04.601.080 Property Maintenance 
15.04.601.090 Refuse, Recycling, and Green Waste Storage Areas 
15.04.601.100 Screening and Buffering of Common Lot Lines 
15.04.601.110 Screening of Equipment 
15.04.601.120 Solar Installations 
15.04.601.130 Stormwater Management 
15.04.601.140 Swimming Pools and Spas 
15.04.601.150 Truck Docks, Loading, and Service Areas 
15.04.601.160 Underground Utilities 
15.04.601.170 Visibility at Intersections and Driveways 

 Accessory Uses and Structures 15.04.601.010

A. Applicability. The following standards shall apply to all detached buildings and 
structures that are clearly incidental or subordinate to the main building on the same 
lot. Typical structures include garages, garden sheds, gazebos, greenhouses, guest 
quarters, pergolas, storage shelters, dish antennas, pay telephone, and covered patios. 
Secondary Accessory dwelling units and junior accessory dwelling units are regulated 
by Section 15.04.610.37015.04.610.020; solar installations are regulated by Section 
15.04.601.120. Accessory uses are regulated by Section 15.04.610.03015.04.610.040. 

B. Height. In residential districts, the maximum allowable height for accessory 
structures shall be 14 feet. In mixed use, commercial and industrial districts, the 
maximum allowable height for accessory structures shall not exceed the building 
height allowed in the base district unless a lower height is set in the base district 
regulations for such structures. 

C. Location and Setbacks.  

1. The accessory structure may be located anywhere on a lot except within a 
required front or street side setback with the following exceptions: 
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a. Accessory structures not occupied by a secondary an accessory 
dwelling unit may also be built to the side or rear lot line provided 
that no portion of such a structure exceeds 9 ½ feet in height within 
the required yard setback for the property. 

2. An accessory structure shall be no closer than five feet to a main building or 
less than five feet from any public right-of-way and property line. The width 
of accessory structures shall not exceed 80 percent of the average width of 
the rear yard. Accessory structures, such as covered patios, gazebos, or 
pergolas, that are open on three sides, may encroach into a required interior 
rear yard as long as such encroachment does not exceed 50 percent of the 
area of the required interior rear yard setback. 

3. On lots less than 30 feet in width or with less than 3,000 square feet of area, 
an accessory structure of not more than 60 square feet in area and 9 ½ feet in 
height is allowed to encroach into the required interior yard, provided that it 
is no more than three feet from a rear corner of the lot. 

D. Operational Limits. In Residential districts, accessory structures: 

1. Shall, where the rear yard abuts the side yard on an adjacent parcel, observe a 
rear yard setback equal to the side yard setback required on the adjacent lot; 

2. When located on a corner lot, shall not project into the required street side 
yard or its extension to the rear lot line. 

3. When located on a lot having a slope of 25 percent or more, an accessory 
structure may be located in the required front yard, provided every portion is 
located at least five feet from the front line, and the distance between it and 
the main building may be reduced to zero; if such lot slopes upward from the 
street, the accessory structure may encroach upon one side yard if the rear of 
its roof is at or below the natural ground level. 

4. Shall not exceed 75 percent of the floor area of the main building, including 
an accessory dwelling unit. 

E. Discontinuance of Use – Pay Telephones. All equipment and improvements 
associated with an abandoned pay telephone communications facility located on an 
exterior wall visible from a public right-of-way shall be removed within 90 days of 
the discontinuation of the use and the building wall to which it was attached shall be 
restored to its original, pre-installation condition, or as approved by the Zoning 
Administrator. Written verification of the removal of a pay telephone on private 
property shall be provided to the Zoning Administrator within 90 days of the 
discontinuation of the use. 

1. If the provider fails to remove the pay telephone from the site as required 
herein, the property owner shall be responsible for removal. If such facilities 
are not removed and are visible from a public right-of-way, the pay telephone 
shall be deemed to be a public nuisance and the City may take such action as 
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it deems appropriate to abate the public nuisance in accordance with this 
Code and any other applicable provision of law. 

2. Failure to inform the Zoning Administrator of cessation of operations of any 
existing pay telephone shall constitute a violation of the Zoning Ordinance.  

 Building Projections into Yards  15.04.601.020

Building projections may extend into required yards, according to the standards of Table 
15.04.601.020, Allowed Building Projections into Yards. The “Limitations” column states 
any dimensional, area, or other limitations that apply to such structures when they 
project into required yards. 

In addition, in R districts, the main residential building may project into a required rear yard 
up to, but not within, 10 feet of the rear lot line, provided that the maximum lot coverage 
and minimum required open space standards are met. This building projection shall not 
encroach into a required side yard, nor shall it be wider than 50 percent of the average lot 
width in the rear half of the lot.  

TABLE 15.04.601.020: ALLOWED BUILDING PROJECTIONS INTO YARDS 

Projection 

Front or 
Street Side 
Yard (ft.) 

Interior 
Side Yard 
(ft.) 

Rear Yard 
(ft.) Limitations 

All projections Notwithstanding any other Subsection of this Section, no projection 
may extend closer than three feet to an interior lot line or into a public 
utility easement. 

Bay windows; balconies 3 2 2 Shall not occupy more than ⅓ 
of the length of the building 
wall on which they are located 
or ½ of the length of a single 
room. 

Cornices, canopies, eaves, belt 
courses, and similar architectural 
features; chimneys. 

2 2 2 Must not occupy more than ⅓ 
of the length of the building 
wall on which they are 
located. 

Fire escapes required by law or public 
agency regulation 

4 4 4  

Uncovered stairs, ramps, stoops, or 
landings that service above first floor 
of building 

3 2 3  

Depressed ramps or stairways and 
supporting structures designed to 
permit access to parts of buildings 
that are below average ground level 

3.5 3.5 3.5  
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 Development on Lots Divided by District Boundaries 15.04.601.030

A. General. Where a lot is divided by a zoning district boundary, the regulations 
applicable to each district shall be applied to the area within the district, and no 
use, other than parking serving a principal use on the site, can be located in a 
district in which it is not a permitted or conditionally permitted use. 

B. Access. All access to parking serving a use must be from a street abutting that 
portion of the lot where the use is allowed. Pedestrian or vehicular access from a 
street to a non-residential use cannot traverse an R District in which the non-
residential use is not permitted or conditionally permitted. 

C. Minimum Lot Area and Width. The minimum lot area and width requirements 
of the zoning district that covers the greatest portion of the lot area will apply to the 
entire lot. If the lot area is divided equally between two or more zones, the 
requirements of the district with greater minimum lot area, width, or frontage shall 
apply to the entire lot. 

D. Exceptions. If more than 60 percent of a lot is located in one zoning district, 
modifications to the provisions of this Section may be granted through Planning 
Commission approval of a conditional use permit. 

 Development on Substandard Lots 15.04.601.040

Any lot or parcel of land that was legally created through a recorded deed may be used 
as a building site even when consisting of less area, width, or depth than that required 
by the regulations for the zoning district in which it is located. However, no 
substandard lot can be further reduced in area, width, or depth, unless such reduction is 
required as part of a public improvement. A substandard lot will be subject to the same 
yard and density requirements as a standard lot. 

 Exceptions to Height Limits 15.04.601.050

The standards of this Section apply to all new development and to all existing structures. 
The structures listed in Table 15.04.601.050 below may exceed the maximum permitted 
building height for the zoning district in which they are located, subject to the limitations 
stated in the Table and further provided that no portion of a structure in excess of the 
building height limit may be used for sleeping quarters or advertising. Projections not listed 
in Table 15.04.601.050 and projections in excess of those listed in Table 15.04.601.050 may 
be allowed with a conditional use permit.  
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TABLE 15.04.601.060-D: ALLOWABLE FENCE HEIGHTS 

Location of Fence 
Maximum Basic 
Height 

Maximum Height 
Exceptions Notes 

Front yard 4 feet  

6 feet if non-view-
obscuring (not in excess 
of 50% opacity) above 4 
feet) 

Front yard fences above 4 feet in height 
require the approval of the Zoning 
Administrator. 

Side yard 6 feet  8 feet  

8 feet isThe maximum height exception 
may be allowed only if both abutting 
residential structures have at least 10-
foot side yard setbacks, or if a residential 
lot abuts a mixed use, commercial or 
industrial use, subject to approval by the 
Zoning Administrator. 

Rear yard 6 feet  8 feet  

The maximum height exception may be 
8 feet is allowed only when a rear yard 
abuts an interior side yard, subject to 
approval by the Zoning Administrator. 

Within the sight 
triangle 42 inches None  

 

E. Fence Design in Residential Zoning Districts. Fences in Residential zoning 
districts shall be constructed, designed and maintained as follows: 

1. Permitted Materials. Fences shall be constructed of wood, metal, polyvinyl 
chloride (PVC), masonry or other permanent materials designed for 
permanent fencing. No more than two types of related fencing materials shall 
be used in any fence or wall. Fences constructed of wood shall have posts in 
contact with ground of preservative-treated wood conforming to ASTM 
D1760 treated with waterborne preservatives to a minimum retention of 6.4 
kilograms per cubic meter (0.40 pounds per cubic feet) and components not 
in contact with the ground treated with waterborne preservatives to a 
minimum retention of 4.0 kilograms per cubic meter (0.25 pounds per cubic 
feet) or shall be of heartwood of a decay-resistant species such as redwood or 
cedar. For non-residential uses in residential zoning districts, a chain-link 
(nonmetallic finish) fence with vinyl slats may be used if deemed acceptable 
and appropriate through design review. 

2. Hazardous and Prohibited Materials. Fences shall not incorporate 
electrically charged wire, barbed wire and razor wire, chain link (with or 
without slats or vinyl or other coatings), unfinished plywood or similar 
unfinished materials, woven wire mesh ("chicken wire"), welded wire mesh, 
woven wire ("hog wire") rope, cable, railroad ties, landscape timbers, utility 
poles or any other similar materials or materials not specifically manufactured 
for permanent fencing. 
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lattice work resulting from an open brick pattern or use of open 
masonry blocks. 

c. Wire Fence with Planting. Wire fences with dark colored, durable, matte 
finishes (both wire and posts) and vinyl slats are permitted if fast 
growing trees, hedge plants, upright shrubs or evergreen vines are 
planted alongside and used in combination with green growing 
ground cover or low hedge landscaping. 

d. Solid Wall. A wall 6 to 8 feet high and fully sight-obscuring is 
permitted. The wall may be masonry, brick, concrete or exposed 
aggregate; it must be designed and constructed to withstand a 15 
pound-per-square foot wind load and deterioration resulting from 
contact with soil, vermin and weathering. Masonry walls shall include 
split-face or other decorative treatment.  

2. Open or Semi-Open Fencing. A chain-link (nonmetallic finish) fence with 
or without vinyl slats may be used if a solid fence is not required. No fence 
or wall that adjoins a residential lot or residential zoning district or fronts on 
a public street or highway shall incorporate barbed wire or other sharp, 
protruding objects. 

G. Exceptions to Residential Fence Height Regulations. The Zoning 
Administrator may grant an exception to the front yard fence height requirements 
imposed by this Section. Such exception shall be made only after public noticing of 
the proposed fence adjustment to side yard abutting property owners, the 
completion of a site visit, and administrative design review pursuant to Article 
15.04.805 if he/she makes all of the following findings: 

1. The proposed fence will not create or exacerbate a public safety hazard; 

2. The proposed fence is of design, materials, scale and color that are 
compatible and harmonious with the subject site, site improvements and 
other properties within the immediate vicinity; and 

3. Front yard fencing that prohibits access to the home shall be equipped with a 
doorbell device. 

H. Exceptions to Mixed Use, Commercial and Industrial Fence Height 
Regulations. The Design Review Board or Planning Commission may grant an 
exception to the fence height requirements imposed by this Section. Such exception 
shall be made only after a public hearing, and subject to major design review or a 
conditional use permit pursuant to Article 15.04.805 or Article 15.04.806 making all 
of the following findings: 

1. The proposed fence will not create or exacerbate a public safety hazard; and 

2. The proposed fence is of design, materials, scale and color that are 
compatible and harmonious with the subject site, site improvements and 
other properties within the immediate vicinity. 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 78 of 140



Series 600: General Standards 

H.I. Nonconforming Fences. 

1. Existing Nonconforming Fences Deemed Approved. Existing 
nonconforming fences existing prior to the date of adoption of the ordinance 
codified in this section shall be deemed approved unless they are one of the 
types of fences listed in Subsection 2, below. The deemed approved status 
shall continue until the property owner requests approval of new 
construction, of a structural alteration, of an addition that requires 
discretionary review, or the property is sold, at which point, the fence shall 
be modified to conform to the standards for fences in this section or be 
removed. 

2. Other Nonconforming Fences. The following fences do not qualify as 
deemed approved and must be modified or removed.  

a. Front yard fencing over 6 feet in height; 

b. Front yard fencing which is solid (in excess of 50 percent opacity) 
over 4’ in height; 

c. Any portion of fencing in the sight triangle established by Section 
15.04.601.170 that is over 3' 6" high with an opacity of more than 20 
percent; and 

d. Any dilapidated fencing or fencing constructed of materials or 
components not allowed by this Section. 

 Outdoor Storage 15.04.601.070

Open storage of goods, materials, machines, equipment, and vehicles or parts outside 
of a building for more than 72 24 hours must conform to the standards of this Section. The 
regulations of this Section do not apply to processing equipment, tanks, or other equipment 
fixed to the ground, to temporary storage of construction materials reasonably required for 
construction work on the premises pursuant to a valid building permit, and to 
agricultural/farming equipment used for agriculture or farming on the property. 

A. Permitted Locations. Table 15.04.601.070-A states where outdoor storage is 
permitted. 

TABLE 15.04.601.070-A: OPEN STORAGE REGULATIONS BY DISTRICT AND LOCATION 

Districts Permissibility of Open Storage 

Residential, Mixed Use, and 
Commercial  

All storage must be within an enclosed building, except as allowed for 
Outdoor Sales or otherwise specifically permitted. 

Industrial and Public, Cultural 
and Institutional 

Not permitted in front or street side yards. Permitted in interior side and 
rear yards, or outside of required yards, subject to the standards of this 
Article. 

Parks and Recreation Permitted if screened, subject to the standards of this Article. 
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G. Vehicular Parking Ratio. 

1. Maximum Parking Ratio. Upon the request of the developer, the City shall 
not require a vehicular parking ratio, inclusive of parking for disabled persons 
and guest parking, of a development meeting the criteria of subsection 
15.04.613.020B) that exceeds the following ratios:  

a. Zero to one bedrooms: one on-site parking space;  

b. Two to three bedrooms: two on-site parking spaces; and 

c. Four or more bedrooms: two and one-half parking spaces.  

2. Maximum Parking Ratio for Projects Near Transit. If a development 
includes the maximum percentage of extremely low, low or very low income 
units provided for in subsection 15.04.613.020B) and is located within one-
half mile of the Richmond BART/Intermodal Terminal, El Cerrito Plaza 
BART and the El Cerrito Del Norte BART Station, measured from the 
station platform, and there is unobstructed access to the major transit stop 
from the development, then, upon the request of the developer, the vehicular 
parking ratio, inclusive of handicapped and guest parking, shall not exceed 
0.25 spaces per bedroom or the ratios set below, whichever are lower. For 
purposes of this paragraph, a development is considered to have 
unobstructed access to a major transit stop if a resident is able to access the 
major transit stop without encountering natural or constructed impediments. 

a. If a development consists solely of rental units, exclusive of a 
manager’s unit(s), with an affordable housing cost to lower income 
families, then, upon the request of the developer, the number of 
required parking spaces, inclusive of parking for disabled persons and 
guest parking, shall not exceed the following ratios: 

i. If the development is located within one-half mile of a major 
transit stop and there is unobstructed access to the major 
transit stop from the development: 0.25 spaces per unit. 

ii. If the development is a for-rent housing development for 
individuals who are 62 years of age or older that complies 
with Sections 51.2 and 51.3 of the Civil Code: 0.25 spaces per 
unit, provided the development has either paratransit service 
or unobstructed access, within one-half mile, to fixed bus 
route service that operates at least eight times per day. 

iii. If the development is a special needs housing development, 
as defined in Section 51312 of the Health and Safety Code: 
no parking is required, provided the development has either 
paratransit service or unobstructed access, within one-half 
mile, to fixed bus route service that operates at least eight 
times per day. 
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 Inclusionary Requirements for Ownership Residential 15.04.603.050
Development 

A. In ownership residential projects of ten or more new dwelling units, applicants shall 
be required to provide inclusionary housing as follows: 

1. At least 17 percent of the new total housing units shall be available to 
moderate-income households at an affordable housing cost; or 

2. A least 15 percent of the new total housing units shall be available to low 
income households at an affordable housing cost; or 

3. At least 10 percent of the new total housing units shall be available to very 
low income households at an affordable housing cost; or 

4. At least 12.5 percent of the new total housing units shall be available to a 
combination of very low and low income households at an affordable 
housing cost; including at least two units affordable to very low income 
households; or 

5. In the case of a senior citizen housing development project, at least 25 
percent of the new total housing units shall be available to very low or low 
income senior citizen households at an affordable housing cost;. 

6. The applicant shall pay an in-lieu fee to be used for the City's low- and very-
low income affordable housing program. The in-lieu fee shall be as stipulated 
in Section 15.04603.070 (In-Lieu Fee).  

B. The applicant shall be required to offer to the Housing Authority all such 
inclusionary units as are required by this section for sale to eligible purchasers for a 
period of not less than 90 days from the date of the City’s permission to occupy. Sale 
restrictions are removed in the event the Housing Authority does not complete the 
sale to an eligible purchaser (purchase contingent on a one percent of sales price 
refundable cash deposit and initiation of escrow within 30 days of submission of 
cash deposit) within 90 days from the date of project completion. The Housing 
Authority shall advise all prospective purchasers of the resale restriction applicable to 
ownership inclusionary units. 

C. The Housing Authority shall review the assets and household income of prospective 
purchasers of the ownership inclusionary units on a project-by-project basis. The 
Housing Authority shall advertise the inclusionary units to the general public. Upon 
notification of the availability of ownership units by the developer, the Housing 
Authority shall seek and screen qualified purchasers through a process involving 
applications and interviews. Where necessary, the Housing Authority shall hold a 
lottery to select purchasers. In general, the selection process shall be designed to give 
preference first to employees of the City of Richmond and the West Contra Costa 
Unified School District, then to current residents of the City, and then to people 
employed in the City. 

D. The Housing Authority shall be given the responsibility to monitor the occupancy of 
each inclusionary unit in a discrete fashion to guard against potential program abuses 
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c. Duration of time for requested exemption; 

d. Type of lamp and calculated lumens; 

e. Total wattage of lamp or lamps; 

f. Proposed location of exterior light; 

g. Previous temporary exemptions, if any; and 

h. Physical size of exterior light and type of shielding provided. 

 Prohibitions 15.04.604.040

The following are prohibited: 

A. Searchlights. The operation of searchlights for advertising purposes. 

B. Laser Source Light. The use of laser source light or any similar high intensity light 
for outdoor advertising or entertainment, when projected above the horizontal, is 
prohibited.  

C. Advertising Sign or Landscape Illumination. The unshielded outdoor 
illumination of any outdoor advertising sign or landscaping. However, low voltage 
accent landscape lighting is allowed. 

D. Mercury Vapor. The installation of new mercury vapor fixtures. Existing mercury 
vapor fixtures must be removed and replaced with compliant lighting fixtures 
wherever substantial alterations and additions are undertaken, exclusive of ordinary 
maintenance and repair. 

E. Other Light Types.  Blinking, flashing, revolving, flickering, changing intensity of 
illumination, and changing color lights. This prohibition does not apply to holiday 
lights or digital displays that are regulated by Article 15.04.609 (Signs). 

 General Requirements 15.04.604.050

A. Design of Fixtures. Fixtures must be appropriate to the style and scale of the 
architecture and be shielded as required by paragraph (D) below. The top of the 
fixture must not exceed the height of the parapet or roof or eave of roof. 

B. Efficient Use. All outdoor lighting in non-residential development must be turned 
off during daylight hours and during any hours when the building is not in use and 
the lighting is not required for security. Time clocks or photo-sensor systems may be 
required as a condition of approval of a discretionary permit.  

C. Entrances in Multi-Unit Dwelling Development. All entrances to multi-unit 
residential buildings containing more than 4 units shall be lighted with low intensity 
fixtures to ensure the safety of persons and the security of the building. 

D. Shielding. All nonexempt outdoor lighting fixtures shall have shielding as shown in 
Table 15.04.604.050-D. 
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E. Nuisance Prevention. All outdoor lighting shall be designed, located, installed, 
directed downward or toward structures, be shielded or fully shielded, and well-
maintained in order to prevent glare, light trespass (unwanted light on adjacent lots 
and public rights of way), and light pollution to the maximum extent feasible. 

Use Codes:  

A = all types of fixtures allowed; shielding not required but highly recommended, 
except that any spot or flood-light must be aimed no higher than 45 degrees above 
straight down  

F = only fully shielded fixtures allowed  

X = not allowed  

TABLE 15.04.604.050-D: LAMP TYPE AND SHIELDING STANDARDS 

Use Class and Lamp Type 

Lighting Zone 

LZ3 LZ2 LZ1 

Class 1 Lighting (Color Rendition) 

Initial output greater than or equal to 2000 lumens F F F 

Initial output below 2000 lumens A A A 

Class 2 Lighting (General Illumination) 

Initial output greater than or equal to 2000 lumens F F F 

Initial output below 2000 lumens A A A 

Class 3 Lighting (Decorative) 

Initial output greater than or equal to 2000 lumens F F X 

Initial output below 2000 lumens A A2 F 

Residential Lighting (all Classes)1 F F F 

Initial output greater than or equal to 3000 lumens F F F 

Initial output below 3000 lumens3 A A A2 

Notes: 
1. Residential refers to all RR, RL1 and RL2 zoning districts and single-unit dwellings in RM zoning districts. 
Multi-family residential uses must use standards for Class 1, 2, and 3 lighting. 
2. Any lamp installed on a residential lot must be fully shielded such that the lamp itself is not directly visible 
from any abutting residential lot                         . 

F. Total Outdoor Light Output Standards. Total non-exempt outdoor light output 
shall not exceed the limits in Table 15.04.604.050-E. Lighting used for external 
illumination of signs is counted, while lighting used for internal illumination of signs 
is not counted. 
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H. Maximum Height. The maximum height of freestanding light fixtures in parking 
lots serving multi-family or non-residential uses shall be 20 feet or 15 feet if within 
20 feet of an RL1 or RL 2 zoning district, but within industrial zoning districts, the 
maximum height of freestanding light fixtures, including security light, is 25 feet. 

I. Maintenance. Fixtures and lighting shall be maintained in good working order and 
in a manner that serves the original design intent. 

1.  Burnt out and broken light bulbs shall be replaced. 

2. Lighting fixtures shall be periodically cleaned and refinished or repainted so 
as to be free of graffiti and rust, with surfaces free of chipping and peeling. 

 

 

 Supplemental Requirements 15.04.604.060

A. Outdoor Recreational Facilities. Light fixtures in outdoor recreational facilities 
such as ball fields, and other outdoor nighttime facilities may exceed the height limits 
of the zoning district.  

1. All lighting for outdoor recreations facilities shall require an administrative 
use permit.  

2. Lighting for outdoor athletic fields, courts or tracks shall be considered Class 
1 (Color Rendition), and shall be exempt from the lumens per acre limits of 
subsection 15.04.604.050F).  

3. Shielding. Fully shielded lighting is required for all fields, unless another type 
of luminaire will not cause light trespass in adjacent residential 
neighborhoods. 

4. Illuminance. All lighting installations shall be designed to achieve no greater 
than the minimal illuminance levels for the activity as recommended by the 
Illuminating Engineering Society of North America (IESNA), with 
adjustments allowed, as appropriate, for the level of play, the most light-
demanding sport in a multi-sport venue, and the maximum number of 
attendees. 

5. Off-Site Spill. The installation shall also limit off-site spill (off the site 
containing the sports facility) to the maximum extent possible consistent 
with the illumination constraints of the design. 

6. Certification. Every such lighting system design and installation shall be 
certified by a registered engineer as conforming to all applicable restrictions 
of this Article. 

B. Exterior Display/Sales Areas. Lighting levels on exterior display/sales areas must 
be adequate to facilitate the activities taking place in such locations and cannot be 
used to attract attention to the business. 
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5. The noise exposure limits specified in Table 15.04.605.040 do not apply to 
noise generated by automobile traffic or other mobile noise sources in the 
public right-of-way. 

6. In the event the measured ambient noise level exceeds the applicable noise 
level standard in any category above, the applicable standards shall be 
adjusted so as to equal the ambient noise level (see Section 15.04.605.080C)). 

7. New development must incorporate noise-attenuation measures to achieve 
the applicable interior noise levels. See subsection 15.04.605.080C). 

 Noise Exposure – Land Use Requirements and Limitations 15.04.605.050

Table 15.04.605.050, Noise Exposure–Land Requirements and Limitations, describes the 
requirements and limitations of various land uses within the listed Day/Night Average 
Sound Level (Ldn) ranges. 

TABLE 15.04.605.050: NOISE EXPOSURE–LAND USE REQUIREMENTS AND LIMITATIONS 

Land Use 
Day/Night Average 
Sound Level (Ldn) Requirements and Limitations 

Residential (1): Low Density Single 
Family, Duplexes and Manufactured 
Housing 

Less than 65 Normally acceptable 

65 to 75 Conditionally acceptable; acoustic study and noise 
attenuation measures required 

Over 75 Unacceptable; acoustic study and noise attenuation 
measures required 

Residential Multi-family and 
Transient Lodging 

Less than 70 Normally acceptable 

Over 70 Conditionally acceptable; acoustic study and noise 
attenuation measures required 

Schools, Libraries, Churches, 
Hospitals, Residential CareFacility, 
Playgrounds, Neighborhood Parks, 
Commercial and Office 

Less than 70 Normally acceptable 

70 to Over Conditionally acceptable; acoustic study and noise 
attenuation measures required 

Industrial, Manufacturing and 
Utilities; golf courses, riding stables, 
water sports, and cemeteries 

Less than 75 Normally acceptable 

75 and Over Conditionally acceptable; acoustic study and noise 
attenuation measures required; avoid uses involving 
concentrations of people  
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screening, standards for projections above the top of buildings, or restrictions on 
features allowed in required yards, or because of other deviations from the 
requirements of Article XV or any applicable specific plan that are determined to be 
minor by the Zoning Administrator. 

D. For Specific Repairs and Improvements. Nothing in this Article prevents repairs, 
improvements, or maintenance, including in replacement of building features, that 
are necessary to comply with the Municipal Code or to strengthen or restore to a 
safe condition any building, structure, or part thereof declared to be unsafe by the 
Building Official. More specifically, this Article does not prohibit the following solely 
because a use, lot or structure is nonconforming: internal improvements, safety 
improvements to address earthquake, flood, fire, criminal activity or other hazards; 
improvements to mitigate nuisance characteristics either from or to other properties 
or the environment, including but not limited to noise and vibration, light and glare, 
air emissions, stormwater flows, and aesthetic appearance and visual impacts; or 
improvements related to conservation of resources, including but not limited to 
reduction of water, gas and electricity use, improvement of indoor air quality, 
reduction of waste, or similar safety, environmental and conservation measures. 

 Nonconforming Uses 15.04.606.040

A. Changes of Use. A nonconforming use can be changed to a different use based on 
the future use as follows: 

1. New Use Permitted by Right. Any nonconforming use may be changed to a 
use that is allowed by right in the zoning district in which it is located (or 
subarea of a specific plan) and complies with all applicable standards for such 
use. 

2. New Use Requires a Use Permit. No nonconforming use can be changed 
to a use not allowed by right without approval of a conditional use permit. 
This requirement does not apply to a change of ownership, tenancy, or 
management where the new use is in the same use type as the previous use, 
as defined in Article XV, and the facility(s) housing the use is/are not 
expanded. 

3. New Use Not Permitted. No nonconforming use shall be changed to a 
different nonconforming use. 

B. Absence of a Use Permit. Any use that is nonconforming solely by reason of the 
absence of a Use Permit may become a conforming use by obtaining a Use Permit. 

C. Expansion of Nonconforming Uses. No lawful nonconforming use may expand 
the floor area of the use by more than 10 percent.  without For any expansions of a 
use that expands the floor area by 10 percent or less, the approval of an 
administrative use permit is required, subject to the following requirements: 

1. Expansions to Other Structures or Lots. A nonconforming use may not be 
expanded to occupy all or a part of another structure or another lot in 
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 Abandonment of Nonconforming Use 15.04.606.060

No nonconforming use may be resumed, reestablished, reopened, or replaced by any other 
nonconforming use after it has been abandoned or vacated for a period of one year, except 
as provided for in this section.  

A. Abandonment. The one-year period commences when the use ceases and any one 
of the following occurs: 

1. The site is vacated;  

2. The business license lapses; 

3. Utilities are terminated and facilities have been permanently removed or 
disabled; or 

4. The lease is terminated; or. 

5. The use ceases. 

A nonconforming use is not abandoned following damage from an act of God or 
casualty event provided that the business owner is actively engaged in restoring the 
use. Moreover, the one year period does not include the period between the date the 
city notifies the owner that the application for reconstruction of the use has been 
found to be complete and the date the City’s action on the application becomes final 
or the date the building permit issued by the City for the reconstruction expires, 
whichever is later. 

B. Reestablishment. The nonconforming use of a legally established structure may be 
reestablished after abandonment if the Planning Commission approves a conditional 
use permit after making all the following findings in addition to the findings required 
in Article 15.04.806 (Use Permits). As a condition of approving the resumption of 
such nonconforming use, the Commission may impose a time limit on its duration if 
necessary in order to make the required findings. 

1. The structure cannot practically or economically be used for any conforming 
use because of its original design or because of lawful structural changes 
made for a previous nonconforming use; 

2. The structure can be reasonably expected to remain in active use for a period 
of 20 years without requiring repairs or maintenance in excess of 50 percent 
of the replacement cost of the structure, as determined by the Building 
Official, within any five-year period; and 

3. The continuation of the use or structure will not be incompatible with or 
detrimental to surrounding conforming uses. 

C. Vehicle Service Stations. Where the nonconforming use is a vehicle service station, 
this use must be reestablished within a six-month period of the use being abandoned, 
rather than within the one-year period allowed by subparagraph (A) above, in order 
to continue to be considered a nonconforming use.  
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construction of an additional structure or structures requires the provision of on-site 
parking to serve the new dwelling units in compliance with the provisions of this 
Article.  This requirement does not apply when sufficient on-site parking exists to 
provide the number of spaces required for the existing and new dwelling units in 
compliance with all applicable requirements.  

E. Conversion of Existing Parking Facilities for Shared Use. An existing parking 
facility is not required to be maintained for the exclusive private use of the land use 
for which it was constructed as accessory parking. A property owner may submit to 
the Zoning Administrator a parking inventory and occupancy study of off-street 
parking and on-street parking in the vicinity of the project, conducted by an 
independent transportation planning and/or engineering consultant, to demonstrate 
that a certain share of the existing parking spaces on his/her property are 
infrequently utilized. On the basis of this study, the Zoning Administrator may grant 
the property owner authorization to dedicate the underutilized portion of his/her 
off-street parking to other, non-accessory uses, including leasing such spaces to other 
individuals, or to other property owners or developers of projects within a one-
quarter mile walking distance of the facility to provide some or all of their required 
off-street parking obligations. 

F. Construction Timing. On-site parking facilities required by this Article shall be 
constructed or installed prior to the issuance of a Certificate of Occupancy for the 
uses that they serve. 

G. Damage or Destruction. When a use that has been involuntarily damaged or 
destroyed is re-established, off-street parking and loading facilities must also be re-
established or continued in operation in an amount equal to the number maintained 
at the time of such damage or destruction. It is not necessary, however, to restore or 
maintain parking or loading facilities in excess of those required by this Article. 

H. Exceptions. 

1. Neighborhood Retail. Commercial uses having a gross floor area of 5,000 
square feet or less are exempt from the off-street parking and loading 
requirements of this Article. 

2. BART Station Area. Within one-half mile of the Richmond 
BART/Intermodal Terminal, and the El Cerrito Del Norte and El Cerrito 
Plaza BART Stations measured from the station platform and within one-
quarter mile of an AC Transit bus stop, the minimum and maximum parking 
requirements shall be reduced to 50 percent of the requirements set forth in 
this Article, and minimum parking requirements may be further reduced or 
eliminated upon the granting of a conditional use permit. 

3. Alternative Access and Parking Plans. If an alternative access and parking 
plan is approved pursuant to Section 15.04.607.070, the off-street parking 
requirements shall be subject to the provisions of that plan. 
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 General Regulations and Standards 15.04.607.030

A. No Reduction in Off-Street Parking and Loading Spaces. Off-street parking 
and loading spaces established as of the effective date of the ordinance codified in 
this Article shall not be reduced in number during the life of such building or land 
use below that which would be required for a new building or use of a similar type 
under the requirements of this Article. All such off-street parking and loading spaces 
shall remain permanently available and accessible for the parking or loading of 
vehicles by occupants of the property, except that any surplus spaces may be rented 
out to non-occupants, or otherwise made publicly accessible with the provision that 
such spaces must be vacated on 30 days’ notice if they become needed by occupants 
of the property.. 

1. Exception for Garage Conversions. In the RL1 and RL2 districts, 
conversion of a garage for residential use, may eliminate covered parking. 
This change shall be permitted with an Administrative Use Permit if 
replacement surface parking, which may include tandem parking, is provided 
within a front setback area that is at least 18 feet in depth, within a side 
setback area that is at least 10 feet in width, or in the rear of the lot.  

B. Separate Parking and Loading Spaces. No area may be utilized and counted both 
as a required parking space and a required loading space. However, maneuvering 
aisles and driveways may serve both required parking spaces and loading spaces if 
they meet the requirements specified in this Article for both parking and loading 
facilities. 

C. Location of Parking. 

1. Off-street parking spaces for nonresidential uses shall be located on the same 
site or within a distance not to exceed 1,500 feet from the lot line of the 
property where the use for which the parking spaces are required. The 
applicant shall be required to show evidence that the off-site parking is 
reserved for the applicant's use, if such parking is on private property. 

2. In Industrial zoning districts, surface parking lots shall be paved and set back 
from public streets as follows: 

a. For lots 20,000 square feet or larger the minimum setbacks required 
are as follows: 

 Minor Streets Collector Streets 

IB, ILL and IL 15 ft. 25 ft. 

IG and IW 5 ft. 25 ft. 

Setback may be reduced to 10 ft. in conjunction with a landscaped berm. 
 

b. For lots under 20,000 square feet, a minimum 10 feet setback is 
required from both minor and collector streets. 
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2. In cases where there are fewer parking spaces than dwelling units, the 
parking spaces shall be offered first to the potential buyers or renters of three 
bedroom or more units, second to potential buyers or renters of two 
bedroom units, and then to potential buyers and renters of other units. 

3. Potential buyers and renters of affordable units shall have an equal 
opportunity to buy or rent a parking space on the same terms and conditions 
as offered to potential buyers and renters of market-rate units, at a price 
proportional to the sale or rental price of their units as compared to 
comparable market-rate units. This stipulation shall be included in any 
agreement recorded between the City and developer pertaining to the 
affordable housing units pursuant to Article 15.04.603 (Inclusionary 
Housing). 

4. Parking spaces shall be offered only to residents of the dwelling units served 
by the off-street parking, except that any surplus spaces may be rented out to 
non-residents, or otherwise made available for public use, with the provision 
that such spaces must be vacated on 30 days’ notice if they are needed by 
residents. Required visitor spaces shall not be rented out, but may be made 
available for public use 

The Zoning Administrator may grant an exception from the requirements of this 
subsection for affordable units that include financing for affordable housing that 
requires that costs for parking and housing be bundled together. 

G. Garages/Carports/Uncovered Residential Parking. For residential uses, 
required off-street parking located in the front half of a lot or within 25 feet of the 
side street on a corner lot shall be covered with carport, garage or roofed structure 
except as allowed below or for secondary dwelling units, for which one uncovered 
parking space may be provided in the required front yard if the parking pad and 
driveways are decoratively paved with aggregate, brick, pavers or similar material.  

1. For single-family residences, the interior dimension of a garage for each 
required parking space (if provided) shall not be less than 10 feet by 20 feet. 
Such private parking areas shall be located as part of the main building or in 
accordance with the requirements for accessory buildings.  

2. Uncovered off-street parking may be located in the rear half of the lot when 
more than 25 feet from a side street or in the front half of the lot if provided 
as replacement parking for a garage conversion to habitable space or in the 
front half of the lot if provided as replacement parking for a garage 
conversion, subject to the approval of an administrative use permit. 

H. Surface Parking Lots. Surface parking lots shall be subject to the following 
restrictions and standards. The area of a surface parking lot shall include all features 
within the lot’s outer edges, including all parking spaces, maneuvering aisles, access 
driveways, and perimeter and interior landscaping, walkways, and other features. 
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TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE 

Use Type 
Number 
of Spaces Per 

General 2.0 1,000 gross square feet 

Walk-in Clientele 2.25 1,000 gross square feet 

Personal Services   

General Personal Services; Massage; Tattoo 2.0 1,000 gross square feet 

Health/Fitness Facility 5 1,000 gross square feet 

Printing and Publishing 1 1,000 gross square feet 

Repair Services 3 1,000 gross square feet 

Retail less than 60,000 square feet 3 1,000 gross square feet 

Retail 60,000 square feet or more 4 1,000 gross square feet 

Transitional Lodging 0.5  

Bed and Breakfast  TBD1  

Hotel and Motel 0.5 room 

Institutional and Community Facilities     

Colleges and Trade Schools 0.2 population on site at any one time, 
including students, teachers, and staff 

Community Assembly   

Small none 2,000 square feet or less in floor area 

Large    

-With fixed seats 0.2   

-Without fixed seats 10 1,000 gross square feet of indoor 
assembly area 

     -Youth or Senior Centers 0.2 youth or senior                                          

Community Garden TBD1  

Cultural Facility 1 1,000 gross square feet 

Day Care Centers 3 1,000 gross square feet 

Emergency Shelters TBD1   

Hospitals and Clinics 3 1,000 gross square feet 

Clinic 5 1,000 gross square feet 

Hospital 3 bed 

Schools   

Nursery School; Elementary School 0.17 student 

Middle School; Jr. High; High School 0.09 student 
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TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE 

Use Type 
Number 
of Spaces Per 

site at any one time 

plus 0.5 maximum number of employees on site 
at any one time 

Utility Services TBD1   

Notes: 

1. TBD = To be determined by the Zoning Administrator or Planning Commission.  

2. Senior housing means housing that is restricted to older adults in which at least one resident of each unit must 
be a “senior citizen” as defined in the Civil Code Section 51.3. 

 

 Shared Parking 15.04.607.050

Shared parking represents an arrangement in which drivers seeking access to two or more 
nonresidential uses on the same lot with different peak parking demand periods use the same 
off-street parking spaces.  Where shared parking is proposed, or planned for, off-street 
parking requirements must be adjusted. 

A. Calculation of Parking Requirement for Shared Parking. Within a shared 
parking environment, peak period parking demand shall be calculated by estimating 
the parking demand for all uses at the combined peak period of demand for the site. 
The estimated parking demand for each use shall be calculated for each hour of a 24-
hour period, based on the percent of peak demand for each hour. The hourly 
demand for all uses shall be totaled for each hour, and the greatest resulting hourly 
demand shall be the required number of parking spaces. This required number may 
be reduced or increased. The hourly demand for each use shall be based on the most 
recent edition of Parking Generation published by the Institute of Transportation 
Engineers, Shared Parking, published by the Urban Land Institute, or other 
equivalent information. See Table 15.04.607.060 for an example. 

 Design Standards for Parking Lots and Structures 15.04.607.060

The parking area design standards of this section apply to all off-street parking areas. All 
required parking spaces and associated maneuvering aisles, driveways, and other related 
features shall be designed and arranged so as to provide motor vehicles with adequate 
ingress to and egress from all required parking spaces, and to provide pedestrians with 
adequate access to parked vehicles.  

A. Parking Layout and Dimensions. The layout and dimensions of off-street parking 
facilities shall be as set forth in Figure 15.04.607.060 and Table 15.04.607.060, as 
further provided below. 
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ends. Plain concrete blocks are not allowed as a screening wall 
material unless capped and finished with stucco or other material 
approved by the Zoning Administrator. 

b. Fences. An open fence of wrought iron or similar material combined 
with plant materials to form an opaque screen. Use of chain-link or 
vinyl fencing for screening purposes is prohibited. 

c. Planting. Plant materials consisting of compact evergreen plants that 
form an opaque screen. Such plant materials must achieve a 
minimum height of two feet within 18 months after initial 
installation. 

d. Berms. Berms planted with grass, ground cover, or other low-growing 
plant materials. 

P. Lighting. Except for those facilities serving four or fewer residential units, all open 
parking areas shall be provided with exterior lighting meeting the following 
minimums: 

1. The lighting system shall provide not less than one footcandle and not more 
than five footcandles overall average illumination with a minimum of one-
fourth footcandles on the parking surface. 

2. All lighting shall be on a time clock or photo-sensor system so as to be 
turned off during daylight hours and during any hours when the parking area 
is not in use. This requirement does not apply to security lighting. 

3. All parking area lighting shall meet applicable energy efficiency requirements 
of the Building Code. 

4. All lighting shall be designed to confine direct rays to the premises. No light 
fixture shall emit any direct light above a horizontal plane through the 
fixture. No spillover beyond the lot line shall be permitted, except onto 
public thoroughfares. 

Q. Electric Vehicle Charging Stations. In parking facilities containing 20 or more 
spaces serving Multi-Unit Residential and Hotels and Motels, at least three 10 
percent of parking spaces shall be electric vehicle (EV) charging stations. Electric 
vehicle (EV) parking shall be provided for residential and commercial projects as 
shown in Table 15.04.607.060. Such spaces may be counted towards the parking 
requirements of this Article 

1. Size. Electric vehicle charging stations shall be the same size as other spaces, 
and electric vehicle charging equipment shall not reduce the size of the space. 

2. Signage. Each electrical vehicle charging station shall be clearly marked with 
a sign reading “Electrical Vehicle Charging Station” and the associated 
California Vehicle Code restrictions, and only a vehicle that is connected for 
electric charging shall be allowed to park in the stalls or spaces so designated. 
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3. Location. EV spaces shall be easily accessible, and charging equipment, 
cables and connectors shall not interfere with minimum pedestrian clearance 
widths nor extend across paths of travel on walkways or sidewalks. 

3.4. Protection. Protective guard posts shall be installed if required by the 
California Fire Code Part 9, Title 24.  

4.5. Controls and Equipment. Electrical vehicle charging stations shall be 
equipped with electrical outlets, and may also be equipped with card readers, 
controls, connector devices and other equipment, as necessary for public use. 
Such controls and equipment shall be no lower than 36 inches or higher than 
48 inches above the parking space. Retracting devices or a place to hang 
permanent cords and connectors shall be provided.  

5.6. Contact Information. A phone number or other contact information shall 
be provided to enable reporting of malfunctioning equipment or other 
problems or to seek information on charging procedures and towing of 
unauthorized vehicles. 

 

R. Parking in Underground Garages in Residential Zoning Districts. Parking may 
be located in underground garages and such garages shall not be deemed as 
obstructions in the required yards in which they are located provided that these 
garages meet the following requirements: 

1. Driveway and Curb Cut Limitation. No single curb cut may be more than 
20 feet wide and there shall be a minimum of 20 feet between curb cuts on 
the same lot. 

2. Substantial Roofs. Substantial roofs suitable for pedestrian use are provided. 

3. Excavations. The structural extensions into required yards shall be as 
follows: 

a. Front yard: not more than five feet; 

b. Side yard: interior, up to full width; street side, not allowed; and 

c. Rear yard and/or useable open space: up to a full depth of the yard, but 
not less than six feet. 

4. Height. The height of such structures above the natural grade in the areas 
noted below shall not exceed the following dimensions: 

a. Front and interior side yard: three feet; and 

b. Rear yard: five feet. 

5. Structural Limitations. No structure, other than a fence no more than six 
feet in height, shall be erected or maintained on the roof of an underground 
garage located in a required interior yard or required useable open space. The 
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garage shall be paved and include bumper guards, drainage facilities, and 
similar design features. 

TABLE 15.04.607.060: ELECTRIC VEHICLE PARKING REQUIREMENTS BY PROJECT TYPE 

Project Type EV Parking Required 

Single Family New Construction Comply with CALGreen Measure A4.106.8.11  

Single Family Additions and Alterations 
If the project is modifying the main electrical service panel, comply 
with CALGreen Measure A4.106.8.11 

Multifamily New Construction For projects with 2-10 required parking spaces, build 2 parking 
spaces to be EV Ready and build the remaining spaces to be EV 
Capable. 
 

For greater than 10 required spaces, either 2 spaces or 10% of the 
spaces shall be EV Ready, whichever is greater, and the balance of 
spaces shall be EV Capable. 
 

Multifamily Additions and Alterations If the alteration or addition adds floor area and is subject to 
discretionary review (e.g. minor or major design review under 
Article 15.04.805), at least 20% of the parking spaces shall be made 
EV Capable. 
 
If more than 25% of the parking lot surface is reconstructed as 
part of the proposed alteration or additions,  all of the parking 
spaces shall be made EV capable. 
 
Where existing electrical service will not be upgraded as part of the 
alteration or addition, EV charging capacity, meaning 208.240 volt, 
40-amp charging capability, shall be provided to the maximum 
extent that does not require an upgrade to existing electrical 
service. 

Commercial New Construction 

For 2-10 required spaces, 2 shall be EV Ready and remaining 
spaces shall be EV Capable.  

For greater than 10 required spaces, either 2 spaces or 10% of the 
spaces shall be EV Ready, whichever is greater, and the balance of 
spaces shall be EV Capable. 

Commercial Additions and Alterations 

If the main electrical service panel is modified, EV charging 
capacity shall be provided for 20% of the spaces. 
 
If more than 25% of the parking lot surface is modified, conduit 
for EV Ready or EV Capable spaces must be provided to all 
parking spaces. 
 
Where existing electrical service will not be upgraded, EV charging 
capacity shall be provided to the maximum extent that does not 
require an upgrade to existing electrical service. 

1. See California Green Building Standards Code in the California Code of Regulations, Title 24, Part 11. 
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Freestanding sign. A sign standing directly on the ground or attached to any support other 
than a building. Freestanding signs include A-board signs, monument signs, and pylon signs.  

Freeway oriented sign. A permanent pylon sign larger than 20 square feet and located 
within 500 feet of and/or are visible from the outside travel lane of a freeway. For shopping 
centers with at least 500,000 square-feet of commercial space, such signs may be located on 
and/or off-site. 

Flag. A piece of fabric or other flexible material, usually rectangular, of distinctive design, 
used as a symbol, which is capable of movement, or fluttering in moving air or wind.  

General advertising for hire. The advertising or promoting of other businesses, 
establishments or causes using methods of advertising, typically for a fee or other 
consideration, in contrast to self-promotion or on-site advertising. 

Hand-held sign. A sign that is designed to be held or carried by a person, rather than 
placed on or in the ground or other support.  

Illuminated sign. An internally or externally illuminated business sign, which uses a source 
of light in order to make the message readable and the illumination is maintained at constant 
intensity, color or pattern during all times the sign is illuminated.  

Inflatable sign. A form of inflatable device that includes a commercial or noncommercial 
message displayed, printed, or painted on the surface of an inflatable background, and is 
primarily installed outside a building. This sign type includes balloon signs. 

Lot. A parcel, tract, or area of land whose boundaries have been established by a legal 
instrument, such as a deed or map recorded with Contra Costa County, and is recognized as 
a separate legal entity for purposes of transfer of title, except public easements or rights-of-
way. 

Lot equivalent. Either an area within a site of 5,000 square feet or a lot that is smaller than 
5,000 square feet. 

Mansard sign. A sign attached below the deck line or principal roofline of a mansard roof 
or similar roof-like façade. 

Marquee sign. A sign attached in any manner to, made part of, or painted on a hood or 
permanent construction that projects more than 18 inches from the wall of the building to 
which it is attached, usually above the entrance.  

Master sign program. Signage included as part of new building construction or as part of 
building modifications subject to design review by the Zoning Administrator or Design 
Review Board.  
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for various types of single-faced signs is illustrated in Figure 15.04.609.050-
A(1). 

FIGURE 15.04.609.050-A(1): CALCULATION OF SINGLE-FACED SIGN AREA 

 

2. Double-Faced Signs. Where two faces of a double-faced sign are located 
two feet or less from one another at all points, or located at an interior angle 
of 45 degrees or less from one another, the area of only one face will be used 
to determine the sign area. Where the two faces are not equal in size, the 
larger sign face will be used. Where two faces of a double-faced sign are 
located more than two feet or 45 degrees from one another, both sign faces 
will be counted toward sign area. See Figure 15.04.609.050-A(2). For freeway 
oriented signs, the distance between double faced signs shall be six feet or 
less. 
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 General Standards for All Signs 15.04.609.090

A. Signs Must Comply with This Article. In all zones, only such signs as are 
specifically permitted in this Article may be placed, erected, maintained, displayed or 
used, and the placement, erection, maintenance, display or use of signs shall be 
subject to all restrictions, limitations and regulations contained in this Article.  The 
placement, erection, maintenance, display or use of all other signs is prohibited. 

B. Message Neutrality. It is the City’s policy to regulate signs in a constitutional 
manner that is content neutral as to noncommercial messages that are within the 
protections of the First Amendment to the U.S. Constitution and the corollary 
provisions of the California Constitution. 

C. Maximum Sign Area. The maximum allowable, permittable sign area on a lot for 
permanent signs, exclusive of area of exempt signs, is based on the Zoning District in 
which the sign is located and the type of sign to be installed. The signs allowed 
and the dimensional standards for individual sign types are established in 
subsequent sections of this Article. 

1. Residential Zoning Districts: 1 ground freestanding sign and 1 building sign 
per lot 

2. Commercial and Mixed Use P-C Zoning Districts: 1 square foot of sign 
area per linear foot of building frontage per frontage, which may be increased 
to 1.5 square feet per linear foot of building frontage for shopping centers 
with at least 500,000 square feet of commercial space with an approved 
master sign program. 

3. Industrial Zoning Districts: 0.5 square foot of sign area per linear foot of 
building frontage per frontage. 

4. Other Zoning Districts: as established in the Zoning Ordinance.  

D. Changes to Copy of Approved Signs. Changes to the copy of approved signs that 
were legally established and have not been modified so as to become illegal are 
exempt from permitting pursuant to this Article. Changes to copy do not include 
changes to the type or level of illumination of an approved sign.  

E. Message Substitution. A noncommercial message of any type may be substituted, in 
whole or in part, for any duly permitted commercial message, and any 
noncommercial message may be substituted, in whole or in part, for any other 
noncommercial message. 

1. No Additional Approval. Such substitution of message may be made 
without any additional approvals. The purpose of this Section is to prevent 
any inadvertent favoring of commercial speech over noncommercial 
speech, or favoring of any particular noncommercial message over any 
other noncommercial message. 

2. Limitations. This message substitution provision does not: 1) create a right to 
increase the total amount of signage on a parcel, lot or land use; 2) affect the 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 98 of 140



Series 600: General Standards 

2. Signs Allowed with a Permit. The following signs may be erected, 
maintained and/or displayed in any residential district with a sign permit or 
as part of a master sign program: 

a. On residential lots where there are no more than two residential 
units, permanent, non-illuminated, freestanding signs, provided that 
the total sign area for all freestanding signs shall not exceed six square 
feet per lot or lot equivalent; and no freestanding sign shall exceed six 
feet in height. An illuminated sign is allowed along arterial streets. 

b. On residential lots where there are three or more residential units, 
permanent, non-illuminated, freestanding signs, provided that the 
total sign area for all freestanding signs shall not exceed 12 square 
feet per lot or lot equivalent; and no freestanding sign shall exceed 6 
feet in height. An illuminated sign is allowed along arterial streets. 

c. At the entrance to a subdivision, permanent, freestanding signs, 
provided that the total sign area for all freestanding signs shall not 
exceed 20 square feet per subdivision; and no freestanding sign shall 
exceed 6 feet in height. 

d. On commercial or public buildings, wall signs, provided that the total 
sign area for all signs allowed pursuant to this paragraph shall not 
exceed 0.5 times the lineal feet of building frontage; and no individual 
wall sign may exceed 16 square feet in area.  

e. On lots containing commercial, public, or assembly uses, permanent, 
non-illuminated signs, provided that the total sign area for all signs 
shall not exceed 16 square feet; and no sign shall exceed 6 feet in 
height. 

C. Signs Allowed in Commercial, Industrial, Mixed UsePCI Districts. 

1. Signs Allowed Without a Permit. The following signs are allowed without a 
permit on a lot in commercial districts:  

a. One permanent, freestanding non-illuminated sign not exceeding 16 
square feet in area and 6 feet in height.  

b. One wall sign per building, not exceeding 6 square feet in area and 
not projecting more than 6 inches from the building wall.  

c. Window signs not exceeding 25 percent of the window area.  

2. Signs Allowed with a Permit. The following signs may be erected, 
maintained and/or displayed in the neighborhood commercial districtany 
Commercial, Industrial, or Mixed Use district with a sign permit or as part of 
a master sign program: awning signs, blade signs, freestanding signs, marquee 
signs, projecting signs, wall signs, and wall mural signs. Dimensional 
standards for all of these signs are in Tables 15.04.609.100-C(1) to C(6) on 
the following pages. 
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TABLE 15.04.609.100-C(3): FREESTANDING SIGN 

 

Districts Allowed 

CM-1 

CM-2 

CM-3 

CM-4 

CM-5 

CR 

CG 

CC 

 

ILL 

IL 

IB 

IG 

IW 

PA 

 

Dimension  Landscape planter required around the sign base: 

Area 20 sq. ft. max.  Border 6 in. min.  

Height 10 ft. max.  Height 4 in. min.  

Freeway-oriented signs associated with shopping centers with at least 500,000 square feet of commercial space may be 
allowed up to 1,000 square feet of sign area and 60 feet in height with a conditional use permit and a master sign 
program. 

 

TABLE 15.04.609.100-C(4): MARQUEE SIGN 

 

Districts Allowed 

CM-1 

CM-2 

CM-3 

CM-4 

CM-5 

CR 

CC 

CG 

Dimension  Location and other requirements 

Area 6 sq. ft. max. 
Clearance above 
sidewalk or walkway 

9 ft. min.  

Width 24 in. max.  Projection 2 ft. max.   
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B. Applicability. A closed business sign is any sign located on a building, in the 
window of a building, or on the same lot as a building that advertises or identifies 
either (1) the owner or lessor of a building that has been vacated, or (2) a use, activity, 
business, service or product no longer offered or conducted in a building, and that 
continues to be displayed more than thirty days after the owner or lessor has vacated 
the building or more than thirty days after the use, activity, business, service or 
product has ceased to be offered or conducted in the building.  

C. Removal or Covering Required. All closed business signs shall be removed or 
completely obscured from public view. A sign is “completely obscured from public 
view” when it has been completely covered with a solid material, such as plywood or 
lumber, that is securely fastened to the sign or its supporting structure and painted to 
match the color of the building in which or on which the sign is located. Plastic or 
fiber sheets shall not constitute a solid material that adequately obscures a closed 
business sign.  

 Permits Required; Application Contents and Review Process 15.04.609.150

A. A permit issued by the Zoning Administrator is required to erect, construct, install, 
structurally alter or relocate any non-exempt sign. Signs that project over or extend 
into a public street or sidewalk more than 8 inches require an encroachment 
permit issued by the City.  

B. All applications for sign permits are subject to review under the provisions of 
Section 15.04.803.040 (Review of Applications) and must be determined to be 
complete before review of the applicant begins. To be considered complete, an 
application for a sign permit shall include:  

1. A completed sign permit application form accompanied by the required fee. 

2. A letter or other written evidence of the property owner or business owners 
to have the proposed sign(s) displayed on the property owned.  

3. A site plan and/or building elevation plans drawn to scale and dimension 
showing the following (as applicable):  

a. Existing structures; lot frontage and building frontage (dimensioned);   

b. Driveways and public rights-of-way 

c. Existing and proposed signs  

d. Vision clearance; vertical clearance over public rights-of-way  

4. A proposed sign plan drawn to scale and dimension showing the following 
(as applicable): 

a. Sign height, width, area, and thickness. 

b. Color of lettering and background  

c. Type of illumination  
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d. Materials  

C. Within 10 business days after receipt of an application for a sign permit, the Zoning 
Administrator shall inform the applicant in writing if the application is incomplete 
and will list the submittals required to complete the application. If the Zoning 
Administrator does not notify the applicant within 10 days after receipt that the 
application is incomplete, then the application will be deemed complete.  

D. The Zoning Administrator shall either grant or deny a sign permit within 15 business 
days after receipt of a complete application. A denial shall be accompanied by written 
findings stating the reasons for the denial and may be appealed to the Design Review 
Board. 

 Permits for Multiple Temporary Signs  15.04.609.160

A. Any person seeking to erect on one or more sites or to distribute 25 or more 
temporary signs at one time, either personally or by supervising others, must provide:  

1. The name and address of the person(s) responsible for erecting or 
distributing, maintaining and removing the multiple temporary signs;  

2. A description of the method of installation and support for each sign (if signs 
are to be freestanding and supported by a method other than wire no greater 
than 3 millimeters in diameter, the applicant must include a scaled drawing of 
the supporting structure);  

3. A copy, drawing, or photograph of the proposed temporary sign; and 

4. The fee specified in the master fee schedule adopted by the City Council.  

B. One day after submittal of all of the items required in subparagraph (A), the Zoning 
Administrator shall issue or deny a permit for multiple temporary signs, subject to 
the following terms and conditions:  

1. The Zoning Administrator shall assign an identification number (ID#) to the 
sign plan, and such number shall be referred to in the permit;  

2. The permittee shall provide the Zoning Administrator with a prototype of 
the sign marked with the ID#.  

3. All temporary signs and structures are to be removed within 90 days from 
the date the permit is issued. 

4. Any denial of a permit for multiple temporary signs shall be accompanied by 
written findings stating the reasons for the denial and may be appealed to the 
Design Review Board.  

C. No temporary sign shall be posted in a City right-of-way, landscaped area, parkland 
or any road median before the Superintendent of Parks has confirmed that a permit 
has been issued and that the proposed posting will not interfere with the ordinary 
use and enjoyment of the area, underground irrigation or utilities, or line of sight for 
motor vehicle, bicycle and pedestrian traffic. Placement of signs shall not harm 
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landscape plantings or structures. The Superintendent may require the sign permittee 
to call for a USA marking confirmation of utilities prior to posting.  

 Master Sign Program 15.04.609.170

A. Purpose.  The purpose of a Master Sign Program (MSP) is to integrate all signs into 
a project’s design to achieve a unified architectural statement. A MSP provides a 
means for flexible application of sign regulations for properties with multiple signs, 
multi-tenant properties, and other properties with unified development, in order to 
encourage creativity and provide incentives to achieve, not circumvent, the intent of 
this Section. is to provide a method for an applicant to integrate the design and 
placement of signs within a project with the overall design of the development to 
achieve a more unified appearance. Master Sign Programs may also be used for 
subdivision projects with a phased development and/or sales plan. Minor  

variations in dimensional standards and other limitations of this Section may be 
approved, provided they achieve a result that is superior to what would otherwise be 
allowed. The Sign Program must demonstrate how it: 

1. Improves the safety and welfare of the general public by minimizing 
distractions, hazards, and obstructions from sign design or placement; 

2. Provides for sign design or placement appropriate for the area; 

3. Incorporates sign design and placement related to architectural and landscape 
features on site; and 

4. Incorporates sign design, scale, and placement oriented to pedestrian traffic. 

B. Applicability and Approval Required. 

1. Master Sign Program Required. A Master Sign Program approved by the 
Design Review Board is required for: 

a. Multi-tenant centers, buildings, or developments with six or more 
separate tenant spaces that share the same parcel, building or 
structure, or use common access and parking facilities, public spaces, 
and landscaping, such as multitenant commercial and office 
buildings, shopping centers, office parks, and mixed use 
developments;  

b. Major rehabilitation or additions to existing nonresidential projects 
with five or more tenants, that involve construction or renovation of 
more than 25,000 square feet or 50 percent or more of the exterior of 
the building, or 25 percent of the existing signs on the site within a 12 
month period, whichever is less. For the purposes of this Section, 
major rehabilitation means adding or remodeling 50 percent of the 
gross floor area of the structures, or exterior redesign of more than 
25 percent of any façade within the project;  

c. When the Planning Division determines that a Master Sign Program 
shall be required for a project due to special circumstances (e.g., the 
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number or size of signs proposed, size or location of the project, or 
constrained visibility of the site relative to freeways, etc.); and 

d. An applicant that seeks approval of a master sign program that 
includes any freeway oriented sign(s) shall obtain approval of a design 
review permit and conditional use permit for said master sign 
program. Freeway oriented sign(s) may only be permitted if all of the 
following findings are made: 

 1. The required findings pursuant to Article 15.04.805.050 (Design 
Review) and Article 15.04.806.040(Use Permits). 

 2. The sign(s) must be part of a master sign program under 
subsection (1)(a) of this section. 

 3. The sign(s) must serve a multi-tenant regional retail center 
development (with three or more separate tenant spaces) that 
consists of a minimum of 500,000 square feet of retail and similar 
commercial uses. 

 4. The sign(s) are of appropriate size, scale, and design for the area in 
which it will be located. 

 5. The sign(s) are of high quality in appearance, design, and 
construction, and will be subject to conditions, as appropriate, 
governing its design and operation. 

 6. The sign(s) will not contribute to significant visual blight or clutter, 
and will not significantly degrade the visual quality of the area in 
which it will be located. 

 7. No sign(s) shall significantly impair public safety. 

 8. Any freestanding sign may only be used to advertise the name of 
the business, type of business, or product manufactured, presented or 
sold on the premises by such person, firm, or corporation occupying 
the multi-tenant regional retail center development where the sign(s) 
are located, and, upon advance written demand of the city, and to the 
extent allowed by law, to publicize city-run or city-sponsored events 
(or certain designated partners) and/or disseminate city of Richmond 
news, traffic/safety/security announcements, and similar civic 
information and public service announcements. 

  

 9. The sign(s) shall satisfy applicable requirements of the Outdoor 
Advertising Act (Business and Professions Code Sections 5200 
through 5486, inclusive), as amended from time to time. 

 10. The sign(s) shall satisfy applicable California Department of 
Transportation standards for freeway-oriented signs, as amended 
from time to time. 
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 11. The sign(s) approved as part of the master sign program shall be 
built in a perpendicular manner (as is feasible based on site 
constraints in order to best maximize sign visibility) to the freeway 
and shall not be required to face any other public streets. 

a. New or remodeled non-residential projects on sites of two acres or 
more; 

b. Shopping centers; 

c. Multiple tenant commercial or mixed use buildings where the entire 
façade is being remodeled; and 

d. Any development in a Planned Area Development. 

2. Optional Sign Program. A Master Sign Program may be substituted for 
specific sign designs and individual applications if requested by an applicant 
and approved by the Design Review Board. 

C. Required Submittals. Applications for a Master Sign Program must include the 
following plans and text: 

1. A site plan showing the location of buildings, parking lots, driveways and 
landscaped areas; 

2. Computation of the maximum total sign area, the maximum area for 
individual signs, the height of signs and the number of freestanding signs 
allowed, if proposed; 

3. An accurate indication on the site plan of the proposed location of each 
proposed sign and existing sign which is to remain; 

4. Color schemes, lettering and graphic style (if tenants are not known, generic 
styles may be presented); 

5. Lighting and sign construction materials; and 

6. Sign dimensions (if tenants are not known, generic dimensions may be 
presented); and 

7. A written program of standards for all sign types to be distributed to future 
tenants, including color, size, illumination, construction details, and sign 
placement. 

D. Findings Required. The Design Review Board may approve variations in 
dimensional standards such as height, sign area, number of signs and other 
limitations of this Chapter, provided they are necessary for the visibility of signage 
and can achieve a result that is superior to what would otherwise be allowed. The 
Design Review Board shall make the following findings in order to approve or 
conditionally approve a Master Sign Program: 
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1. That the proposed Master Sign Program improves the safety and welfare of 
the general public by minimizing distractions, hazards, and obstructions from 
sign design or placement; 

2. Provides for sign design or placement appropriate for the area; 

3. Incorporates sign design and placement related to architectural and landscape 
features on site; and 

4. The approval of a master sign program does not adversely affect surrounding 
land uses or obscure adjacent conforming signs. 

D. Findings Required. The Design Review Board  approve a Master Sign Program if 
the following findings are made: 

1. That the proposed signs are in harmony and visually related to: 

a. Other Signs. included in the Master Sign Program. This may be 
accomplished by incorporating several common design elements such 
as materials, letter style, colors, illumination, sign type or sign shape. 

b. The Buildings They Identify. This may be accomplished by utilizing 
materials, colors or design motifs included in the building being 
identified. 

c.a. The Surrounding Development. Approval of a planned sign program must 
not adversely affect surrounding land uses or obscure adjacent 
conforming signs. 

2. That the proposed signs will comply with all the provision of this Article, 
except with regard to: 

a. Number of signs allowed; and 

b. Location and height of signs. 

E. Conditions. Reasonable conditions of approval may be imposed by the Design 
Review Board to achieve the purposes of this Section and ensure compatibility with 
adjacent land uses and signage. 

F. Post-Approval Procedures. After approval of a Master Sign Program, no signs shall 
be erected, placed, painted, or maintained, except in conformance with such 
Program, and such Program may be enforced in the same way as any provision in 
this Section. 

1. Lease Agreements. The Master Sign Program and all conditions of approval 
shall be attached to the lease agreements for all leasable space within a 
project. 

2. Individual Signs. Any sign that conforms to an approved Master Sign 
Program may be approved by the Zoning Administrator or designee; 
however, approval of a Master Sign Program does not waive the permit 
requirements for individual signs. 
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 Standards for Specific Uses and Article 15.04.610
Activities 

Sections: 

15.04.610.010 Purpose 
15.04.610.020 Accessory Dwelling Units 
15.04.610.030 Accessory Short-Term Rentals (“Home-shares”) 
15.04.610.040 Accessory Uses 
15.04.610.050 Adult Businesses 
15.04.610.060 Alcoholic Beverage Sales 
15.04.610.070 Animal Keeping 
15.04.610.080 Automobile/Vehicle Sales and Leasing 
15.04.610.090 Automobile/Vehicle Repair, Major 
15.04.610.100 Automobile/Vehicle Washing 
15.04.610.110 Bed and Breakfast Lodging 
15.04.610.120 Breweries and Wineries 
15.04.610.130 Commercial/Recreation and Entertainment 
15.04.610.140 Community Assembly 
15.04.610.150 Convenience Markets 
15.04.610.160 Domestic Violence Shelters 
15.04.610.170 Drive-In and Drive-Through Facilities 
15.04.610.180 Emergency Shelters 
15.04.610.190 Family Day Care Center, Large 
15.04.610.200 Farmers Markets 
15.04.610.210 Group Residential 
15.04.610.220 Hazardous Waste Facilities 
15.04.610.230 Home Occupations 
15.04.610.240 Hospitals and Clinics 
15.04.610.250 Live-Work Units 
15.04.610.260 Manufactured Homes 
15.04.610.270 Medical Marijuana Uses 
15.04.610.280 Nontraditional Financial Institutions (“Check-cashing”) 
15.04.610.290 Nurseries and Garden Centers 
15.04.610.300 Outdoor Dining and Seating 
15.04.610.310 Outdoor Sales 
15.04.610.320 Outdoor Vendors (Mobile Food Vendors) 
15.04.610.330 Pawn Shops; Secondhand Dealers 
15.04.610.340 Personal Services 
15.04.610.350 Recycling Facilities 
15.04.610.360 Residential FacilityCare, General 
15.04.610.370 Schools 
15.04.610.380 Service Stations 
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15.04.610.390 Single Room Occupancy Housing 
15.04.610.400 Storage Containers 
15.04.610.410 Temporary Uses 
15.04.610.420 Transient Lodging 
15.04.610.430 Urban Agriculture 
15.04.610.440 Wind Energy Conversion Systems 

 Purpose 15.04.610.010

The purpose of this Article is to establish standards for specific uses and activities that 
are permitted or conditionally permitted in several or all zoning districts. These 
provisions are intended to minimize the impacts of these uses and activities on 
surrounding properties and the City at large and to protect the health, safety, and welfare 
of their occupants and of the general public. 

 Accessory Dwelling Units 15.04.610.020

Accessory dwelling units (ADUs), also known as “second dwelling units”, must be located, 
developed, and operated in compliance with the following standards, where allowed by the 
200 Series, Base Zoning Districts within a “R” Residential Zoning District: 

A. Zoning Compliance Review. An applicant must submit the following information 
to the Zoning Administrator for ministerial approval. There shall be no discretionary 
review unless the application includes other work, such as an interior or exterior 
renovation, second story addition, enlargement of the primary structure or an 
accessory structure, which shall be subject to the regulations and review procedures 
required for such work. 

1. A floor plan drawn to scale of the principal dwelling and the proposed 
second dwelling unit. 

2. Prior to issuance of a zoning compliance certificatethe approval of a zoning 
compliance review, the property owner must enter into a restrictive covenant 
with the City, which must be recorded against the property. Such covenant 
must provide that the second accessory dwelling unit must not be sold, or 
title thereto transferred separate from that of the property.  

B. Relation to Main Dwelling Unit. The accessory dwelling unit shall be clearly 
subordinate to the main dwelling unit on the lot with regard to size, location and 
appearance. The accessory dwelling unit shall be either attached to the existing 
dwelling, located within the living area of the existing dwelling, or detached from the 
existing dwelling and located on the same lot as the existing dwelling. Detached or 
attached accessory dwelling units shall have exterior designs that are consistent with 
the main dwelling unit and incorporate the same or similar building materials, colors, 
and exterior surfaces and finishes as those on the main dwelling unit. 

C. Time Limit to Act. All accessory dwelling unit applications shall be approved or 
disapproved within 90 days of being accepted as complete (120 days of receipt). 
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D. Development Standards. 

1. All Accessory Dwelling Units. 

a. No more than one accessory dwelling unit is permitted on any one 
lot. 

b. An accessory dwelling unit must comply with all development 
standards for the applicable zoning districts, including setbacks, 
maximum floor area, and building height, provided that the interior 
side and rear setbacks may be reduced to five feet for a detached unit 
and coverage standards may be waived. This five-foot setback is not 
required for an accessory dwelling unit constructed above an existing 
garage.  

c. An accessory dwelling unit must contain its own kitchen and 
bathroom facilities. 

d. An accessory dwelling unit can have no more than two bedrooms, 
one bathroom and one kitchen. 

e. The minimum parking requirements for an accessory dwelling unit 
shall be as prescribed in Article 15.04.607 (Parking and Loading 
Standards), subject to the following additional provisions. Parking for 
an accessory dwelling unit may be provided as tandem parking on an 
existing driveway or in a setback area. No additional parking shall be 
required if the accessory unit is located: (1) within one-half mile of 
public transit; (2) in an historic district; (3) in part of an existing 
primary residence or an existing accessory structure; (4) in an area 
requiring on-street parking permits but they are not offered to the 
occupant of the second unit; or (5) within one block of a car-share 
pick up/drop-off location. 

f. The maximum floor area for an accessory dwelling unit attached or 
detached to a dwelling shall not exceed 1,200800 square feet or 50 75 
percent of the floor area of the principal dwelling, whichever is less. 
An second accessory dwelling unit in a detached building shall not 
exceed 1,200800 square feet or 75 percent of the floor area of the 
existing single-family dwelling, whichever is less. Additional 
limitations apply to junior accessory dwelling units; see paragraph (3) 
below. 

2. Supplemental Standards for Attached Accessory Dwelling Units. 

a. An attached accessory dwelling unit must share at least one common 
wall or roofline with the living area of the principal dwelling. 

b. If the attached accessory dwelling unit is not located above any 
portion of the existing principal dwelling, the maximum height of 
such unit must not exceed 22 feet the maximum height in the zoning 
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district of the principal dwelling unit, provided that additions over 15 
feet in height are subject to a Design Review Board approval. 

c. An attached accessory dwelling unit shall have a separate entrance, 
located on the side or the rear of the principal dwelling; provided, 
however, that in no event shall any external stairwell be placed within 
the side yard setback. 

3. Supplemental Standards for Junior Accessory Dwelling Units. Junior 
accessory dwelling units shall comply with the following standards: 

a. Number of Units Allowed: Only one accessory dwelling unit or one 
junior accessory dwelling unit may be located on any R M- or RL- 
zoned lot.  An accessory dwelling second unit and a junior accessory 
dwelling unit shall be allowed if the lot is more than 2,500 square feet 
or more in size above the minimum lot size required for the zoning 
district where the units are located.   

b. Unit Size: No junior accessory dwelling unit shall contain more than 
500 square feet of floor space and shall be contained entirely within 
an existing single-family or duplex dwelling. An efficiency unit (a 
single room that includes sleeping and kitchen function) shall not 
contain less than 150 square feet of floor space, exclusive of a 
bathroom.  

c. Setbacks: All requirements and regulation of the zoning district in 
which the primary dwelling is situated shall apply.   

d. Owner Occupancy: The owner of a lot proposed for a junior accessory 
dwelling unit shall occupy as a principal residence either the primary 
dwelling or the accessory dwelling.  

e. Sale Prohibited: A junior accessory dwelling unit shall not be sold 
independently of the primary dwelling on the parcel.  

f. Deed Restriction: A deed restriction shall be completed and recorded, in 
compliance with paragraph (n) below.  

g. Location of Junior Accessory Dwelling Unit: A junior accessory dwelling 
unit must be created within the existing walls of an existing primary 
dwelling, which may be a single family dwelling or a duplex, and must 
include conversion of an existing bedroom or other space within the 
dwelling to habitable space.  

h. Separate Entry Required: A separate exterior entry shall be provided to 
serve a junior accessory dwelling unit.  

i. Kitchen Required: The junior accessory dwelling unit shall include an 
efficiency kitchen, requiring and limited to the following 
components:  
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iii. Kitchen Plan. A dimensioned plan drawn to scale indicating 
proposed kitchen improvements, including a kitchen sink, 
cooking appliance(s), food preparation counter, and food 
storage cabinets. 

iv. Deed Restriction. A draft deed restriction completed as 
required (in paragraph (n), below). 

n. Deed Restriction. Prior to obtaining building permits for a junior 
accessory dwelling unit, a property owner shall file with the Contra 
Costa County Recorder a deed restriction, in a form approved by the 
City Attorney, which shall include the pertinent restrictions and 
limitations of a junior accessory dwelling unit identified in this 
section. This deed restriction shall run with the land, and shall be 
binding upon any future owners, heirs, or assigns. A copy of the 
recorded deed restriction shall be filed with the Zoning 
Administrator stating that: 

i. The junior accessory dwelling unit shall not be sold separately 
from the primary dwelling unit;  

ii. The junior accessory dwelling unit is restricted to the size and 
attributes approved by the Zoning Administrator in its 
Zoning Compliance review per Article 15.04.804;   

iii. The junior accessory dwelling unit shall be considered legal 
only so long as either the primary residence or the junior 
accessory dwelling unit is occupied by the owner of record of 
the property; and 

iv. The restrictions shall be binding upon any successor in 
ownership of the property and lack of compliance with any 
provisions of the Municipal Code, may result in legal action 
against the property owner, including revocation of any right 
to maintain a junior accessory dwelling unit on the property. 

4. Supplemental Standards for Detached Accessory Dwelling Units. 

a. The distance between the principal dwelling and a detached accessory 
dwelling unit (ADU) must be at least 10 feet. This separation 
requirement does not apply when a garage is converted. The ADU 
can be constructed wholly or partly above the garage and may extend 
beyond the garage walls. 

b. A detached accessory structure legally in existence prior to the 
effective date of this amended Code Section and located outside of 
the front yard setback, may be converted into an accessory dwelling 
unit, regardless of any existing nonconformity as to side setback, rear 
setback, or height if: 
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i. The existing structure is not modified or added to in any way 
that increases the level of nonconformity with all applicable 
zoning regulations; 

ii. The floor area of the resulting accessory unit does not exceed 
1,200800 square feet or 75 percent of the existing primary 
dwelling, whichever is less; and 

iii. The minimum parking requirements are met on site, unless 
waived by paragraph (D)(1)(e) above or as a result of a garage 
conversion. 

c. A new detached two-story accessory dwelling, or addition above 15-
feet in height, requires Design Review Board approval. 

 

 Accessory Short-Term Rentals (“Home-shares”) 15.04.610.030

Accessory Short-Term Rentals must be located, developed, and operated in compliance with 
the following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Where Allowed. Accessory short-term rentals of one or two bedrooms in a dwelling 
unit are allowed in Residential and Commercial Mixed-Use zoning districts, subject 
to the standards of this section and applicable license requirements of the Municipal 
Code, provided they do not detract from neighborhood character and the primary 
use of the dwelling remains residential. 

B. Resident Occupancy Required. A resident must occupy the dwelling unit for at 
least 200 days during each calendar year, and at least one of the unit’s primary 
residents, acting as the host must be on-site, meaning the host is living in one of the 
bedrooms in the primary structure or in an accessory dwelling unit on the site. 

C. No Limitation on Number of Short-term Rentals. There are no limitations on 
the annual number of home shares permitted by this section, provided all of 
standards of this Code are met. 

D. Habitable Space Required. A home-share may only offer space for short-term 
rentals that qualifies as habitable space, as defined by the Building Code. This means 
that a host may not rent space in an accessory structure, such as a storage shed or a 
garage, as a “home-share” space. 

E. Business License Required and Transient Occupancy Tax Required. A valid 
business license is required to conduct a home-share business, and the applicable 
transient occupancy tax, as established by the Chapter 7.88 of the Municipal Code, 
must be paid by the guest when paying the rental. The collected transient occupancy 
tax must then be remitted to the City within 30 days of receipt. 

F. Hired Services. Hired services for normal maintenance, repair and care of the 
residence or the site, such as yard maintenance and house cleaning, are allowed. 
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2. Landscaping. The site must comply with all landscaping requirements of 
Article 15.04.613 (Water-Efficient Landscaping) in effect at the time of 
application. 

3. Litter. The exterior of an Adult business, including all signs and accessory 
buildings and structures, must be maintained free of litter and graffiti at all 
times. The owner or operator must provide for daily removal of trash, litter, 
and debris from premises and on all abutting sidewalks within 20 feet of the 
premises. The owner or operator also must remove graffiti within 72 hours. 
One permanent, non-flammable trash receptacle shall be installed near to the 
entrance/exit of the building. 

 Alcoholic Beverage Sales  15.04.610.060

Retail establishments that sell alcoholic beverages, including liquor stores, must be located, 
developed, and operated in compliance with the following standards, where allowed by 
the 200 Series, Base Zoning Districts:  

A. Applicability. These standards apply only to alcohol sales for off-site sale and on-
sale consumption and do not apply to eating and drinking establishments.  

B. Conditional Use Permit Required. Alcoholic beverage sales shall be allowed only 
in Industrial, Commercial and Mixed-Use zoning districts and with a conditional use 
permit or an administrative use permit only for on-sale beer and wine as part of a 
restaurant. In addition to the findings required for use permits by Section 
15.04.806.040, the Planning Commission or Zoning Administrator must find that all 
of the following criteria have been met:  

1. That the proposed use will not aggravate existing problems in the 
neighborhood created by the sale of alcohol; and  

2. That the proposed use will not adversely affect adjacent or nearby uses, 
including churches and other places for religious assembly, schools, hospitals, 
parks, recreation centers, and residences; and  

3. That the proposed use will not interfere with vehicular or pedestrian 
circulation along a public street or sidewalk; and  

4. That the proposed will be compatible with or enhance, where appropriate, 
the visual quality of the surrounding area; and  

5. That there is not an undue concentration of alcoholic beverage 
establishments in the surrounding area, as defined in Business and 
Professions Code Section 23958.4, and that the number of alcoholic 
beverage sales licenses in the census tract where the use will be located does 
not exceed the limit set by the California Department of Alcoholic Beverage 
Control; or  

6. If the criteria set forth in subparagraph 5, above, are not met, then the 
Planning Commission or Zoning Administrator, as the case may be, must 
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find that the public convenience or necessity would be served by approving 
retail alcoholic beverage sales at the proposed location for any two or more 
of the following reasons:  

a. The sale of alcoholic beverages will enhance recreational or 
entertainment opportunities in the area.  

b. The sale of alcoholic beverages will promote the economic viability 
of the area in which it is proposed.  

c. The sale of alcoholic beverages complements the sale of other goods 
and merchandise at the location.  

d. The issuance of a license at the proposed location will improve the 
safety and convenience of area residents who purchase alcoholic 
beverages. 

C. Location.  

1. Minimum distance from other liquor stores: 600 feet. 

2. Minimum distance from educationalschools, religious, or cultural institutions 
recreational centers and public parks: 600 feet.  

3. Exception. These distance restrictions do not apply to new alcoholic beverage 
retail establishments that have 25 or more, full-time equivalent employees 
with a floor area of 20,000 square feet or more and sell from the premises 
food and other groceries for home consumption or commercial use. 

D. Hours of Operation. Days and hours of operation shall be between 8:00 a.m. and 
8:00 p.m., seven days a week. Additional hours may be allowed by the Planning 
Commission or Zoning Administrator with appropriate conditions of approval to 
ensure that there will be no adverse effects to adjacent residential neighborhoods.                               
subject to the following findings:  

E. Litter. The site must be maintained free of litter and graffiti at all times. The owner 
or operator must provide for daily removal of trash, litter, and debris from premises 
and on all abutting sidewalks within 20 feet of the premises. The owner or operator 
must also remove graffiti within 72 hours. One permanent, non-flammable trash 
receptacle shall be installed near to the entrance/exit of the building.  

F. Lighting. All off-street parking areas and building entries serving an Adult business 
selling alcoholic beverages must be illuminated during all hours of operation with a 
lighting system that provides a minimum maintained horizontal illumination of one 
foot-candle of light on the parking surface and/or walkway. 

G. Signs. The following signs must be prominently posted in a readily visible manner in 
English, Spanish, and the predominant language of the patrons: 

1. "California State Law prohibits the sale of alcoholic beverages to persons 
under 21 years of age"; 

2. "No Loitering or Public Drinking"; and 
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B. Household Pets. The keeping of four or fewer small domestic household pets, such 
as cats, dogs, chickens, and birds for noncommercial purposes, is permitted. The 
keeping of more than four small domestic, household pets is subject to 
administrative use permit approval. 

C. Other Animals Allowed in Residential Districts. In Residential Districts, the 
following animals are allowed, subject to the specified standards. 

1. Large Animals. See RMC Section 9.24.060. One horse, mule, goat, cow, 
swine, or other similar size animal is permitted for each 20,000 square feet 
of lot area, provided that no more than three swine or five such other 
animals are kept on any lot. 

a. Horse Stables. 

i. Proximity. No horse stable shall be located closer than 50 feet 
to any property line, closer than 50 feet to any dwelling on 
the site, or closer than 100 feet to any other dwelling. 

ii. Maximum Equine Boarding. A maximum of two equines not 
owned by the resident of the involved property may be 
boarded or kept as an accessory use without such boarding or 
keeping being regarded as a commercial equine keeping 
operation; provided, however, that the total number of 
equines being boarded or kept does not exceed one for each 
4,000 square feet of lot area. 

2. Small Animals. The keeping of four or fewer small animals (e.g., chickens, 
birds, ducks, and rabbits) are permitted, provided that: 

a. Such small animals are for the domestic use of the residents of the lot 
only and are not kept for commercial purposes. 

b. The keeping of such small animals is not injurious to the health, 
safety, or welfare of the neighborhood and does not create offensive 
noise or odor as determined by the Zoning Administrator after 
advice from the County Health Department or County Animal 
Services Officer. 

c. Such animals shall be kept in coops or enclosures that are no closer 
than 15 feet to any dwelling. 

D. Offspring. The offspring of any permitted animal may be kept until weaned, unless 
they do not exceed the total number of animals allowed. 

E. Prohibited Animals. No predatory wild animals, roosters, endangered animals, or 
protected animals are allowed to be kept within the City. 

F. Slaughtering of Animals Prohibited. No slaughter of animals is allowed anywhere 
in the City. 
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G. Odor and Vector Control. Animal structures and exercise areas, including pens, 
coops, cages, and feed areas, must be maintained free from litter, garbage, and the 
accumulation of manure so as to discourage the proliferation of flies, other disease 
vectors and offensive odors. Manure and feces must not be allowed to accumulate 
within setback areas. 

H. Containment. Animals must be effectively contained on the site and not be allowed 
to run free on any lot in a separate ownership or in a public right-of-way. 

I. Unlawful Acts. It is unlawful for a person owning an animal to do any of the 
following.  A violation of this section is also a public nuisance and may be 
prosecuted as such.  

1. Abandon the animal, except to surrender it to an animal shelter or Contra 
Costa Animal Services;  

2. Fail to license a dog over the age of four months, or allow a dog to leave its 
premises when the dog does not have a current license affixed to its collar;  

3. Allow an animal to be at large (or to be at a public park, playground or 
school unless under leash restraint); 

4. Allow a dog to enter on private property without the consent of the person 
in possession of the property or to damage or destroy a lawn, tree, shrub, or 
other planting or any other improvement or thing of value on the property; 

5. Allow an animal to defecate on public property or private property of 
another without immediately cleaning up. The owner of each animal is 
responsible for the immediate removal of any excreta deposited by the 
animal anywhere but the owner's own property, and the sanitary disposal of 
the removal; 

6. Fail to clean up excreta on one's own property within a reasonable period of 
time; 

7. Allow a barking dog or another animal-related noise that continues for 30 
minutes or more in any 24-hour period or intermittently for 60 minutes or 
more during any 24-hour period causing disturbance to any person regardless 
of whether the animal is physically situated on private property; 

8. Allow a female dog to roam at large or remain accessible to other roaming 
dogs while the dog is in heat or breeding condition;  

9. Allow an animal to be tethered or leashed on any street or other public place 
unattended, except temporary tethering or leashing (or tying in an 
appropriate and safe place) as the owner enters a store or public place for a 
specific purpose.  In no case shall the temporary tethering exceed 15 minutes;  

10. Tether, fasten, chain, tie or restrain a dog to a dog house, tree, fence or other 
stationary object for any longer than three hours in a 24-hour period, except: 
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a. To a running line, pulley, or trolley system (without a choke or pinch 
collar); or 

b. As required by a camping or recreational area. 

11. Harbor or feed a feral cat except on one's own property; 

12. Beat, cruelly ill-treat, torment, tease, overload, overwork, or otherwise abuse 
an animal, nor cause, instigate, or permit any dogfight, cockfight, or combat 
between animals or animals and humans, excluding police canines;   

13. Own, keep or train a dog with the intent that the dog engage in an exhibition 
of fighting; or cause a dog to fight with or injure another dog, for amusement 
or gain; or permit either of those actions on premises under his or her 
control; and 

1.14. Expose any known poisonous substance, whether mixed with food or not, so 
that the substance is liable to be eaten by an animal (except for a person to 
expose on his or her own property common rat poison mixed only with 
vegetable substances for the sole purpose of combating rat infestation). 

I.J. Compliance with Contra Costa County Code. All animal keeping shall be in 
compliance with the Contra Costa County Code, Title IV Article 416 (Animals). 
With an administrative use permit, the number of animals allowed may be increased 
by one from the maximum number set in the County Code. 

 Automobile/Vehicle Sales and Leasing 15.04.610.080

Automobile/vehicle sales and leasing facilities must be located, developed, and operated 
in compliance with the following standards, where allowed by the 200 Series, Base Zoning 
Districts: 

A. Location. Automobile/Vehicle Sales and Leasing are permitted on a site with at 
least one frontage on an arterial street. 

B. Landscaping and Screening. In addition to complying with the landscaping 
standards in Article 15.04.613 (Water-Efficient Landscaping), additional screening 
and landscaping may be required where necessary to screen adjacent Residential 
districts. 

C. Vehicle Loading and Unloading. All vehicle loading and unloading must occur on 
site in the rear half of the site. If the lot abuts a Residential District, the loading and 
unloading may be located where it will have a lesser impact on the adjacent lot. All 
loading and unloading must occur during weekday business hours. 

D. Vehicle Storage. All vehicles having service done on themdisplayed for sale or lease 
shall be started stored on site; no overnight storage on public streets is allowed. 
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 Breweries and Wineries 15.04.610.120

Industrial and commercial establishments that manufacture and sell beer, wine and similar 
beverages, including production breweries, wineries,  brew-on-premises breweries, and 
micro-breweries, must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts:  

A. Accessory Retail Sales. Breweries and Wineries that sell alcoholic beverages for 
off-site consumption must conform to the regulations in Section 15.04.610.060 
Alcoholic Beverage Sales. 

1. Accessory retail sales within the Industrial Buffer Zone, as shown on the 
Zoning Map, are not allowed. 

2. In all other zones where breweries and wineries are allowed, the gross floor 
area devoted to accessory retail sales shall not exceed 10 percent of the total 
floor area and the sales are limited to beverages manufactured on-site.  

B. On-site Sales or Tasting. On-site sale or tasting, for a fee or no fee, of alcoholic 
beverages is allowed as an accessory use with an administrative use permit and a 
license from the California Department of Alcoholic Beverage Control, if required. 
Only the beverages manufactured on-site shall be offered for sale or tasting, and the 
total floor area for on-site sales and tasting/ shall not exceed 10 percent of the gross 
floor area of the brewery. Beer brewed by a customer in a brew-on-premises brewer 
shall not be sold and must be used by the customer for personal or family use. 

 Commercial/Recreation and Entertainment 15.04.610.130

Commercial/Recreation and Entertainment must be located, developed, and operated in 
compliance with the following standards, where allowed by the 200 Series, Base Zoning 
Districts: 

A. Entrance. Lobby entrance areas should be designed so as to minimize obstruction 
of sidewalks during operation hours. 

B. Location. 

1. Minimum distance from nearest school: 1,000 feet. 

2. Minimum distance from nearest religious assembly use, residential care facility, 
rest home or public library: 300 feet.  

3. The distance requirements imposed by this subsection may be waived by the 
Planning Commission pursuant to Article 15.04.809 (Waivers). 

 Community Assembly 15.04.610.140

Community assembly facilities must be located, developed, and operated in compliance with 
the following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Minimum Site Area. 
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F. Bicycle Parking. At least one bicycle space for every five beds. 

 Family Day Care Center, Large 15.04.610.190

Large family day care homesA day care center must be located, developed, and operated in 
compliance with the following standards, where allowed by the 200 Series, Base Zoning 
Districts: 

A. Licensing. Large Family Day Care Centers homes shall be licensed or certified by 
the State of California and shall be operated according to all applicable state and local 
regulations. 

B. Residency. The operator of a Large Family Day Care Home must be a full-time 
resident of the dwelling unit in which the facility is located. 

C.B. Screening. A periphery fence or wall, constructed of wood or masonry, must be 
provided to screen and secure outdoor areas. Barbed wire is prohibited. 

D.C. Outdoor Space. A minimum of 50 square feet of outdoor recreational space must 
be provided for each child over two years old. Swimming pools and adjacent pool 
decking shall not count towards meeting this space. The outdoor area cannot be 
located in any required front or street side yard, nor can it be shared with other 
property owners. 

E.D. Passenger Loading. Curbside loading is presumed adequate for drop-off and pick-
up of children; however, where the Zoning Administrator determines that curbside 
loading is not adequate, a passenger loading plan will be required. 

F.E. Notification of Changes in Operation. The operator of the Large Family Day 
Care Center shall notify the Zoning Administrator in writing of any modifications to 
hours of operation and drop off and pick up locations. 

 Farmers Markets 15.04.610.200

Farmers markets must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Qualified Operator. Farmers markets must be operated by one or more 
producers, a nonprofit organization, or a local government agency. 

B. Permits Required. The market operator and vendors must obtain an administrative 
use permit and secure all necessary licenses, certificates and health permits, including 
permits for street closure, if applicable. All permits (or copies of them) must be in 
the possession of the farmers market manager during all hours of operation. 

C. Management Plan. A management plan must be prepared and provided to the 
Zoning Administrator. The management plan must include the following: 

1. Identification of a market manager or managers, who must be present during 
all hours of operation. 
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Series 600: General Standards 

1. Fire and Building Codes. All storage or use of hazardous materials must be 
approved by the Fire Chief and be in conformance with all applicable fire 
and building codes. 

2. Safety and Security. The operator shall provide a 24-hour surveillance 
system that continuously monitors and controls entry onto the facility. 
Perimeter fencing shall be constructed and security measures taken to 
prevent climbing and scaling of fences. Masonry walls shall be used when the 
facility is adjacent to non-industrial uses. The Zoning Administrator shall 
determine compliance with this standard. 

3. Monitoring. 

a. Upon reasonable notice, and for the purpose of ensuring compliance 
with all standards, conditions, and other requirements that the City is 
authorized to enforce, City officials may enter the premises on which 
a hazardous waste facility permit has been granted. 

b. The owner or operator of a facility shall report quarterly to the 
Zoning Administrator the amount, type and disposition of all wastes 
processed by the facility. The report shall include copies of all 
manifests showing the delivery and types of hazardous wastes, a map 
showing the exact location (coordinates and elevation), and the 
quantities and types of materials placed in repositories, stored or 
disposed of onsite.  

c. The owner or operator of a hazardous waste facility shall immediately 
send copies of all complaints regarding facility operations and copies 
of all inspection reports made by other local, state or federal agencies 
to the Zoning Administrator. 

 Home Occupations 15.04.610.230

Home occupations must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Applicability. The standards of this Section apply to an occupation conducted in a 
dwelling unit, garage or accessory building in a residential or mixed use district that is 
incidental to the principal residential use on an appointment basis. 

B. Zoning Compliance Review. An application for zoning compliance review must 
be filed in accordance with the provisions of Article 15.04.804. 

B.C. Exterior Residential Appearance. The exterior residential appearance of the unit 
within which the home occupation is conducted must be maintained.  No 
exterior indication of a home occupation is permitted. There shall be no visible 
signs, except as required by law. 

C.D. Outdoor Equipment. No outdoor storage or display of vehicles, equipment, 
materials or supplies related to the home occupation shall be permitted, with a single 
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exception: one business vehicle, up to one-ton payload capacity, with signage, used 
for the home occupation is permitted.  

D.E. Employees. No more than one person other than resident(s) of the dwelling shall 
be employed on-site or report to work at the site of the home occupation, except for 
other employees of licensed child care facilities. This prohibition also applies to 
independent contractors. 

E.F. On-Site Client Contact. Customer and client visits are permitted, provided the 
home occupation does not generate pedestrian or vehicular traffic in excess of that 
customarily associated with the zoning district in which the use is located.  

F.G. Nuisances. A home occupation must be conducted such that no offensive or 
objectionable noise, dust, vibration, smell, smoke, heat, humidity, glare, refuse, 
radiation, electrical disturbance, interference with the transmission of wireless 
telecommunications, interference with radio or television reception, or other hazard 
or nuisance is perceptible on adjacent lots or in neighboring units in a multiple-unit 
building. 

G.H. Sale. There shall be no sale or display of a commodity on the premises of a home 
occupation. This prohibition does not apply to cottage food operations meeting the 
requirements of the California Department of Public Health. 

H.I. Prohibited Occupations and Activities. The business of distributing, transporting, 
or delivery of medical cannabis or medical cannabis products from the home is not 
an allowable home occupation. For the regulations and standards for medical 
marijuana uses, see Section 15.04.610.270. 

 Hospitals and Clinics 15.04.610.240

Hospitals and clinics must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Location. Hospitals are only allowed on sites with at least one frontage on an 
arterial street. 

B. Minimum Street Frontage. 100 feet for hospitals; 50 feet for clinics. 

 Live-Work Units 15.04.610.250

 Live-work units must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Establishment. Live-work units may be established through new construction or 
through the conversion of existing residential, commercial, and industrial buildings. 

B. Allowable Uses. Work activities in live-work units are limited to uses that are 
permitted outright, or allowed with an administrative use permit or conditional use 
permit in the zoning district in which the live-work units are located. The owner of 
an existing or proposed live-work building or unit, or an authorized agent of the 
owner may apply for the use permit. Live-work units are not permitted to contain 
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2. County Health Department. If food and/or beverages are being sold, a 
valid permit from the County Health Department is required for the 
commissary as well as for the mobile vending unit. 

3. State Certified Vehicle. Any mobile food vending unit owner shall provide 
proof that the vehicle is State-certified for operation as a mobile food 
preparation truck, including compliance with plumbing and electrical 
standards. 

4. Vehicle Insurance and Registration. Proof of current insurance and 
registration of the vehicle must be present with the administrative use permit 
application. 

All permits and licenses shall be displayed at the place of business at all times. 

B. Exemptions. The following activities shall be excluded from the requirements of 
this outdoor vendors ordinance: 

1. Outdoor activities that take place within the public right-of-way (e.g. peddler 
businesses); 

2. Pumpkin sales from October 1 to October 31, inclusive; 

3. Holiday tree sales from November 1 to December 25, inclusive; 

4. Residential yard sales activities up to three days within any three-month 
period; 

5. Nonprofit activities related to religious establishments, community events, 
and fundraisers up to three days within any three-month period; and 

6. Special events that take place on land within the PCI zoning district for no 
more than a maximum of 30 calendar days within any twelve-month period. 

C. Site Criteria/Operational Characteristics. The following criteria shall apply to the 
siting and operational characteristics of outdoor vendors: 

1. Outdoor vending activities shall be allowed only in Mixed-Use, Commercial 
and Industrial zoning districts with an administrative use permit as identified 
in the land use tables for the applicable zoning district. 

2. The minimum distance between outdoor vendors is 300 feet. 

3. Outdoor vendors located on the premises of an already established business 
shall be allowed to operate their business on that location only if it can be 
shown that there is adequate parking for both the established business and 
for customers of the outdoor vendor business. 

4. The off-site location where the mobile vending unit is to be stored overnight 
must be identified in the application. Mobile vending units shall not be 
parked in Residential zoning districts. 
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 Residential Care, GeneralFacility 15.04.610.360

General residential care facilities must be located, developed, and operated in compliance 
with the following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Location. Minimum distance from any other residential care facility: 300 feet. 

B. Common Open Space. At least 20 square feet of common open space must be 
provided for each person who resides in the facility. 

 Schools 15.04.610.370

Non-exempt schools must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zones: 

A. Use Permit Required.  

1. An administrative use permit is required if a new school will be located in an 
existing building, and any new space added to the building will not exceed 20 
percent of existing floor area, excluding space if portable classrooms.  

2. A conditional use permit is required for all new construction of schools and 
for additions to existing building that exceed 20 percent of existing floor 
area. 

3. To grant the use permit, the Zoning Administrator or the Planning 
Commission as the case may be, must determine, based on the information 
presented by the applicant and the standards of this section, that the school 
location is appropriate for the use, and that adjacent uses will not be 
adversely affected; that adequate access, student drop-off areas and required 
off-street parking is provided; and that outdoor play areas are appropriately-
sized, furnished with facilities and equipment, safe, and secure. 

B. Site Plan Required. The applicant shall provide a site plan with the use permit 
application that includes all of the following information: 

1. The proposed enrollment and student capacity of the school; 

2. The number and size of all classrooms; 

3. The size and location of all indoor and outdoor areas for physical education; 

4. The pedestrian and traffic circulation systems proposed for the site, include 
student drop-off areas; 

5. The proposed parking, both on-site and off-site; and 

6. A development phasing schedule, if the school will be developed in phases. 

C. Locational Standards. 

1. If the proposed site is within 1,500 feet of a railroad track easement, a safety 
study shall be submitted with the use permit application, prepared by a 
competent professional trained in assessing the frequency, speed, and 
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ii. Upon demonstration by the applicant that the temporary 
work site is a short-term necessity, while a permanent work 
site is being obtained. 

b. A permit for temporary work trailers may be granted for up to 12 
months. 

8. Similar Temporary Uses. Similar temporary uses which, in the opinion of 
the Zoning Administrator, are compatible with the district and surrounding 
land uses, and are necessary because of unusual or unique circumstances 
beyond the control of the applicant. 

9. Temporary Eating and Drinking Establishments. A temporary eating 
and drinking establishment, such as a beer garden, including containers and 
other temporary structures, may be approved for a maximum period of two 
years, as a temporary use on an arterial street in a Mixed Use District upon 
finding that it would not affect long-term implementation of the General 
Plan land use vision for the corridor. Conditions of approval may be 
imposed to ensure land use compatibility. Up to three successive one-year 
extensions may be approved upon finding that the use is compatible with 
surrounding uses.  

 Transient Lodging 15.04.610.420

Transient lodging must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Limitation on Long-term Stays. All hotels and motels, including hotels that are 
operated as hotel condominiums, time-shares, or under a fractional ownership 
model, are limited to occupancy of up to 30 consecutive days at any one time and 
must be available for overnight stays by the general public. 

B. Residential Use Prohibition. Residential uses are prohibited. 

C. When located on the Shoreline. Any hotel or motel located on the shoreline of 
San Francisco Bay and San Pablo Bay will be required to provide and maintain public 
access facilities and expand existing access, including parking for visitors, as 
required by the Bay Conservation and Development Commission, if feasible, unless 
expansion would adversely affect natural resources or natural processes. 

 Urban Agriculture  15.04.610.430

Urban Agriculture facilities must be located, developed, and operated in compliance with the 
following standards, where allowed by the 200 Series, Base Zoning Districts: 

A. Maintenance.  Urban agriculture uses shall be maintained in an orderly manner, 
including litter removal, irrigation, weeding, pruning, pest control and removal of 
dead or diseased plant materials. 

B. Equipment. Use of mechanized farm equipment is prohibited in residential districts. 
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approved improvement plans and specifications and at the expense of the 
subdivider. Construction of improvements shall not begin until the final map 
or parcel map has been filed with the County Recorder; however, work under 
grading permits or watercourse permits may be initiated prior to such filing at 
the discretion of the Director of Engineering and Capital Improvement 
Projects.  

B. Frontage Improvements. The frontage of each lot shall be improved to its ultimate 
adopted geometric section, including street structural section, curbs, sidewalks, 
driveway approaches and transitions.  

C. Pedestrian Ways. 

1. Pedestrian ways 10 feet or more in width may be required:   

a. Through the middle of blocks that are more than 1,000 feet in length;  

b. To connect culs-de-sac;   

c. To provide access to playgrounds, parks, schools, shopping centers, 
or similar community facilities; and/or  

d. To provide access to bikeways or trails shown on the General Plan, 
the City of Richmond Bicycle Master Plan, any adopted specific plan, 
and City of Richmond Pedestrian Plan. 

2. The subdivider shall install paving, landscaping, and fences as, approved by 
the Planning Commission unless otherwise waived. 

D. Bikeways. 

1. Bikeways shall be required as may be required by the Director of Engineering 
and Capital Improvement Projects and Zoning Administrator in all locations 
shown on the General Plan and any adopted specific plan and the City of 
Richmond Bicycle Master Plan, or as approved by the Planning Commission 
and City Council. 

2. Widths shall be as established by the City of Richmond Bicycle Master Plan 
and are subject to approval by the Director of Engineering and Capital 
Improvement Projects and Zoning Administrator.   

3. Appropriate signs as may be required by the Director of Engineering and 
Capital Improvement Projects shall be furnished and installed by the 
subdivider. 

E. Trails. 

1. Trail improvements shall be provided and graded out as may be required by 
the Director of Engineering and Capital Improvement Projects and Zoning 
Administrator in all locations shown in the General Plan and any adopted 
specific plan, or as approved by the Planning Commission and City Council. 
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3. Administer environmental review requirements pursuant to the California 
Environmental Quality Act (“CEQA”);  determine whether a project is 
exempt from environmental review under CEQA and, if so, make a record 
of that determination, pursuant to Section 15.04.803.060 (Environmental 
Review); propose project revisions and conditions to mitigate environmental 
impacts; determine whether applications will require preparation of an 
environmental impact report; and approve Negative Declarations and 
Mitigated Negative. 

4. Provide public notice, as required pursuant to Section 15.04.803.070 (Public 
Notice). 

5. Make decisions on minor design review applications, pursuant to Section 
15.04.805.020 (Major and Minor Design Review). 

6. Hear and decide applications for Administrative Use Permits pursuant to 
Article 15.04.806 (Use Permits). 

7. Hear and decide requests for minor modifications to approved permits, 
pursuant to Section 15.04.803.120 (Modification of Approved Plans).  

8. Make decisions on requests for waivers of dimensional requirements, 
pursuant to Article 15.04.809 (Waivers). 

9. Review and make decisions on minor alterations, pursuant to Article 
15.04.303.120 (Certificates of Appropriateness). 

9.10. Review and make decisions on applications for signs under Article 15.04.609 
(Signs). 

10.11. Make recommendations to the Planning Commission and City Council on all 
matters on which they have decision-making authority pursuant to Sections 
15.04.802.030 (Planning Commission) and 15.04.802.020 (City Council).  

11.12. Investigate and make reports to the Planning Commission on violations of 
permit terms and conditions when the City has initiated revocation 
procedures, pursuant to Section 15.04.803.130 (Revocation). 

12.13. Review applications for permits and licenses for conformance with Article 
XV, pursuant to Article 15.04.804 (Zoning Compliance Review). 

13.14. Enforcing the provisions of Article XV and investigating all violations and 
suspected violations of Article XV pursuant to Article 15.04.815 
(Enforcement Provisions). 

14.15. Refer items to the Planning Commission where, in his/her opinion, the 
public interest would be better served by a Planning Commission public 
hearing and action.  

15.16. Refer an application for investigation and a report to one or more expert 
consultant(s) qualified to advise as to whether the proposal will conform to 
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time limit specified by the Zoning Administrator, which must not be sooner 
than 30 days. The Zoning Administrator may grant one extension of up to 90 
days. 

4. Expiration of Application. If an applicant fails to correct any specified 
deficiency within the specified time limit, the application will be deemed 
expired. After the expiration of an application, the submittal of a new, 
complete application is required. 

5. Appeal of Determination. The decision that an application is incomplete 
may be appealed to the Planning Commission in accordance with Section 
15.04.803.140, except that there must be a final written determination on the 
appeal no later than 60 days after the Planning Commission’s receipt of the 
appeal. 

C. Complete Application. 

1. Complete Application Required. An application must be complete before 
review of the application begins.  

2. Determination of Complete Application. An application is complete when 
the Zoning Administrator determines that it is submitted on the required 
form, includes all the necessary information to decide whether the 
application will comply with the requirements of Article XV, and is 
accompanied by the applicable fee(s). The Zoning Administrator’s decision is 
final and not subject to review by a decision-making body. 

3. Recording Date and Scheduling Hearing. When an application is 
determined to be complete, the Zoning Administrator must make a record of 
that date. If the application requires a public hearing, the Zoning 
Administrator must schedule it and notify the applicant of the date and time.  

 Multiple Applications 15.04.803.050
When multiple applications that require public hearings are filed for the same projects, all 
issues shall be heard together by the review authority with the most authority, and other 
review bodies shall provide recommendations to that review authority unless more specific 
procedures for a specific application or procedure are prescribed elsewhere in Article XV.  
In other words, If a project requires design review, a tentative subdivision map approval, and 
a conditional use permit, the Design Review Board shall make a recommendation to the 
Planning Commission.  If a rezoning is also required, then the Planning Commission and 
Design Review Board shall make recommendations to the City Council. However, if a 
legislative decision is required, the Zoning Administrator shall have the authority to require 
that the legislative decision be considered first. 

 Environmental Review 15.04.803.060
Before approving any application subject to discretionary review under Article XV, the 
requirements of the California Environmental Quality Act (“CEQA”) (California Public 
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information of substantial importance that would require any further 
environmental review pursuant to the California Environmental Quality Act; 
and 

4. The applicant is maintaining the property in compliance with all applicable 
City regulations.  

C. In granting an extension pursuant to subsection (B) above, the decision-maker may 
modify the conditions of approval as deemed necessary to fulfill the purposes of 
Article XV. 

 Modification of Approved Plans and Conditions of Approval 15.04.803.120

A. Minor Modifications. The Zoning Administrator may approve minor 
modifications to approved plans or conditions of approval that are substantially 
consistent with the original findings and conditions of approval and that would not 
intensify any potentially detrimental effects of the project.  

B. Major Modifications. Modifications that the Zoning Administrator determines are 
not minor require the approval of the original decision-maker. Any person holding a 
permit granted under Article XV may apply for such modification by following the 
same procedure required for the initial application for the permit. Such modifications 
may be to the terms of the permit itself or to conditions of approval. 

 Revocation 15.04.803.130

Any permit granted under Article XV may be revoked or modified for cause if any of the 
conditions or terms of the permit are violated or if any law or regulation is violated. The 
provisions of this section are not applicable to the termination of nonconforming uses, 
which are governed by the provisions of Article 15.04.606 (Nonconforming Uses, 
Structures, and Lots).  

A. Initiation of Proceeding. The Zoning Administrator or the City Attorney’s Office 
may initiate revocation proceedings. 

B. Public Notice. Notice of Revocation must be provided if the original permit 
required notice.  

C. Required Findings. After a duly-noticed public hearing, a permit may be revoked 
by the original decision-maker under any one of the following findings: 

1. The approval was obtained by means of fraud or misrepresentation of a 
material fact; 

2. The use, building, or structure has been substantially expanded beyond what 
is set forth in the original permit, thereby causing substantial adverse impacts 
to the surrounding neighborhood; 

3. The use in question has ceased to exist or has been suspended for one year 
or more; or 
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4. There is or has been a violation of or failure to observe the terms or 
conditions of the permit or approval, or the use has been conducted in 
violation of the provisions of Article XV or any other applicable law or 
regulation. 

D. Notice of Action. A written determination of the revocation must be mailed to the 
permit holder within five days of determination. 

 Appeals 15.04.803.140
A. Purpose and Applicability. This section establishes the procedures for appeals of 

any action by the Zoning Administrator, Director, Design Review Board, or 
Planning Commission in the administration or enforcement of the provisions of this 
chapter, as long as the decision is not prescribed as final in the individual section that 
authorizes the decision. 

1. Appeals of Zoning Administrator Decisions. Decisions of the Zoning 
Administrator may be appealed to the Planning Commission by filing a 
written appeal with the Planning Division. 

2. Appeals of Director Decisions. Decisions of the Director may be appealed 
to the Planning Commission by filing a written appeal with the Planning 
Division. 

3. Appeals of Design Review Board. Decisions of the Design Review Board 
may be appealed to the Planning Commission by filing a written appeal with 
the Planning Division. 

4. Appeals of the Historic Preservation Commission. Decisions of the 
Historic Preservation Commission on permits and related approvals may be 
appealed to the City Council by filing a written appeal with the City Clerk. 
Appeal decisions of the Historic Preservation Commission are final and not 
subject to appeal to the City Council. 

5. Appeals of Planning Commission Decisions. Decisions of the Planning 
Commission on permits and related approvals may be appealed to the City 
Council only after exhaustion of all other administrative remedies by filing a 
written appeal with the City Clerk. Appeal decisions of the Planning 
Commission are final and not subject to appeal to the City Council. 

B. Rights of Appeal. Appeals may be filed by the applicant, the owner of property, or 
any other person aggrieved by a decision that is subject to appeal under the 
provisions of this chapter.  

C. Time Limits. Unless otherwise specified in State or Federal law, all appeals must be 
filed in writing within ten days of the date of the action, decision, motion, or 
resolution from which the action is taken. In the event an appeal period ends on a 
Saturday, Sunday, or any other day the City is closed, the appeal period is extended 
to the close of business on the next consecutive business day. 

D. Procedures. 
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30 days of the close of the hearing. An action to grant an appeal requires a majority 
vote of the hearing body members. A tie vote has the effect of rejecting the appeal. 

H. Referral Back by City Council. The City Council may choose to refer a matter 
back to the Planning Commission, the Historic Preservation Commission, or Design 
Review Board for further consideration and a decision if significant new evidence is 
presented in conjunction with the appeal, which may include substantial changes to 
the original proposal.  

I. Judicial Action. The appellate body’s final decision may be subject to litigation in 
the Superior Court. Exhaustion of the administrative remedies provided in Article 
XV, in accordance with Government Code Section 65009 and common law, may be 
required for the Court to hear the merits of the litigation. 

 Summary of Decision Making, Public Hearing, and Notice 15.04.803.150
Requirements 

Table 15.04.803.150 summarizes decision-making responsibilities for the various 
discretionary permits and actions under Article XV and the public notice required for them 
if applicable. 

TABLE 15.04.803.150: SUMMARY OF DECISION MAKING, PUBLIC HEARING, AND NOTICE 
REQUIREMENTS 

Permit or Action Type Reference 

Decision Process Public 
Hearing 
Require
d? 

Type of Notice4 

Findings 

Advisory Decision Appeal1 
Required Optional 

Ministerial                 

Zoning Compliance 
Review 

Article 
15.04.804 

N/A ZA PC2 No None N/A None 

Sign Permits Section 
15.04.609.150 

N/A ZA DRB No None N/A None 

Certificate of 
Appropriateness 
(minor) 

Section 
15.04.303.120 

N/A ZA HPC No None N/A None 

Minor Changes to 
an Approved 
Permit2 

Section 
15.04.803.120 

N/A ZA PC No None N/A None 

Quasi-Judicial Actions                 

Design Review 
(minor)3 

Article 
15.04.805 

N/A ZA DRB No None A, B, F Section 
15.04.805.020 

Design Review 
(major) 

Article 
15.04.805 

N/A DRB PC Yes A, B, C, 
D, E 

F Section 
15.04.805.020 
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TABLE 15.04.803.150: SUMMARY OF DECISION MAKING, PUBLIC HEARING, AND NOTICE 
REQUIREMENTS 

Permit or Action Type Reference 

Decision Process Public 
Hearing 
Require
d? 

Type of Notice4 

Findings 

Advisory Decision Appeal1 
Required Optional 

Administrative Use 
Permit3 

Article 
15.04.806 

N/A ZA PC Yes A, B, C F Section 
15.04.806.040 

Conditional Use 
Permit  

Article 
15.04.806 

N/A PC CC Yes A, B, C, 
D, E 

F Section 
15.04.806.040 

Temporary Use 
Permit 

Subection 
15.04.806.060
C) 

N/A ZA PC No None  Section 
15.04.807.070 

Certificate of 
Appropriateness 
(major) 

Section 
15.04.303.100 

N/A HPC CC No A, B, C, 
D, ENone 

A, B, F Section 
15.04.303.100 

Demolition Permits 
for Historic 
Resources 

Section 
15.04.303.110 

N/A HPC CC No None A, B, F Section 
15.04.303.110 

Variance Article 
15.04.808 

N/A PC CC Yes A, B, C, 
D, E 

F Section 
15.04.808.030 

Variances for Signs Section 
15.04.609.180 

N/A DRB PC Yes A, B, C, 
D, E 

F Section 
15.04.609.180 

Master Sign 
Program 

Section 
15.04.609.170 

N/A DRB PC Yes A, B, C, 
D, E 

F Section 
15.04.609.170 

Waiver Article 
15.04.809 

N/A ZA PC No None A, B, F Section 
15.04.809.050 

Revocation Section 
15.04.803.130 

N/A PC CC2 Yes B, C, D, E A, F Subsection 
15.04.803.130
C) 

Legislative Actions                 

Development 
Agreements 

Article 
15.04.811 

D CC2 

Ordinance 
None Yes B, C, D, E F Subection 

15.04.811.060
A) 

General Plan 
Amendments 

Article 
15.04.813 

PC CC2 

Resolutio
n 

None Yes B, C, D, E A, F Section 
15.04.813.050 

Article XV and 
Zoning Map 
Amendments 

Article 
15.04.814 

PC  CC 
Ordinance 

None Yes B, C, D, E A, F Section 
15.04.814.050 
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7. Temporary structures of less than 500 square feet total floor area on non-
residentially-zoned property, not abutting a residential zoning district. 

8. Single-family homes consistent with the architecture and design standards of 
a previously approved Planned Area district. 

9. Small residential rooftop solar energy systems.  

10. Solar panels located on roofs or on the ground. 

11. Exterior alterations required by State or federal law or other public agencies. 

C. Historical Resources. Any exterior development of a structure or specific site 
feature listed on the National Register of Historic Places or the California Register, 
identified as a contributing structure to a historic district, identified in other state or 
local historic registries, or as determined by a qualified architectural historian or State 
or federal historic preservation organization as having significant historic 
contribution to an area may not be exempt from design review. 

 Major and Minor Design Review 15.04.805.020
Minor and major design review is established as follows: 

A. Minor Design Review 

1. Projects Subject to Minor Design Review. Projects subject to minor design 
review include: 

a. Exterior construction and/or site planning of residences and 
residential additions of more than 500 square feet in area but less 
than 1,200 square feet total floor area and less than 15 feet in height. 

b. An attached second unit. 

c. New non-residential development not exceeding 2,000 square feet in 
area and alterations and additions to existing non-residential 
structures not exceeding 30 percent of existing floor area  

2. Decision-maker. The Zoning Administrator conducts minor design review 
and makes a decision to approve, approve with conditions, or deny the 
design. The Zoning Administrator, in his or her discretion, may refer any 
application for design review to the Design Review Board for a decision, in 
which case the application will be reviewed under the major design review 
procedures.  

B. Major Design Review. The Design Review Board conducts major design review 
and makes a decision to approve, approve with conditions, or deny a design for any 
non-exempt project that is subject to design review under subsection 
15.04.805.010B) and does not qualify for minor design review under Section 
15.04.805.020. 
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 Procedures 15.04.805.030
A. Common Procedures. Applications for design review must be filed and processed 

in compliance with procedures in Article 15.04.803 (Common Procedures). The 
Zoning Administrator’s determination of what constitute a complete application is 
final and not subject to review by the Board. 

B. Concurrent Processing; Sequence of Review. When a development project 
requires a Use Permit, Vvariance, or any other discretionary approval, the design 
review application may be submitted to the Planning Division as a part of the 
application for the Use Permit, Variance, or other discretionary approval. Design 
review shall occur after a decision is made on a Use Permit or variance; in the case of 
a project requiring Major Design Review, the Planning Commission may refer the 
application to the Design Review Board prior to the Commission taking action.The 
Zoning Administrator has the authority to require consideration of the Use Permit, 
Variance, or other discretionary approval prior to Design Review. 

C. Working with the Neighborhood Council. All applicants for design review, 
including administrative design review, are strongly encouraged, but not required, to 
work with their neighborhood council to resolve issues and concerns prior to 
submitting an application for design review.  

 Design Review Criteria 15.04.805.040
When conducting design review, the Zoning Administrator or the Design Review Board 
must evaluate applications to ensure that they satisfy the following criteria, conform to the 
policies of the General Plan and any applicable specific plan and adopted Design Guidelines, 
and are consistent with any other policies or guidelines the City Council may adopt for this 
purpose. Building permit details are beyond the scope of design review. To obtain design 
review approval, projects must satisfy these criteria to the extent they apply.  

A. The overall design of the project, including its scale, massing, site plan, exterior 
design, and landscaping, reflects design integrity and the relationship of form and 
function in a coherent manner. 

B. The project design evidences a sense of place; and consideration of scale, mass, 
height, building siting, and privacy in a neighborhood and community context; does 
not overwhelm or adversely impact adjoining properties; and respects prevailing 
setbacks and the scale and heights of neighboring buildings and how they relate to 
the street.  

C. The project has integrated sun/shadow considerations into building and landscape 
design to provide for human comfort and not create heat islands with large expanses 
of unshaded paving. 

D. The project design is appropriate to the function of the project and will provide an 
attractive and comfortable environment for occupants, visitors, the surrounding 
neighborhood, and the Richmond community at large. 
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E.C. The project’s design elements, materials, signage, and landscaping are internally 
consistent, fully integrated with one another, and applied in a manner that is visually 
consistent with the proposed architectural design.  

F. The project contributes to the creation of an attractive and visually interesting built 
environment that includes a variety of building styles and designs with well-
articulated structures that present varied building façades, rooflines, and building 
heights within a unifying context, compatible with the surrounding neighborhood. 

G. The project design does not substantially limit public views and vistas from public 
parks and publicly owned open space.  

H. Parking areas are designed and developed to buffer surrounding land uses, minimize 
stormwater run-off, and provide shade for internal walkways. 

I.D. Lighting and lighting fixtures are designed to complement buildings, be of 
appropriate scale, provide adequate light over walkways and parking areas to create a 
sense of pedestrian safety, and avoid creating glare.  

J.E. The proposed building design and landscaping supports public safety and security by 
allowing for surveillance of the street by people inside buildings and elsewhere on 
the site. 

K.F. Landscaping is designed to be compatible with and enhance the architectural 
character of the buildings on site. Proposed planting materials avoid conflicts with 
views, lighting, and signage. 

L. The project’s design supports the community’s energy conservation efforts. 

 Required Findings 15.04.805.050
The Zoning Administrator or Design Review Board may only approve a design review 
application if he, she, or it finds that the application is consistent with:  

A. The General Plan and any applicable specific plans; 

B. Any applicable design guidelines; 

C. Any approved tentative map, Use Permit, Variance, or other planning or zoning 
approval that the project required; and  

D. The design review criteria in Section 15.04.805.040 (Design Review Criteria). 

 Conditions of Approval 15.04.805.060
When approving the design of a project, the Zoning Administrator or the Design Review 
Board may impose reasonable conditions related to design impacts caused by the project 
application in order to: 

A. Achieve the specific purposes of the zoning district in which the project is to be 
located, the general purposes of Article XV, requirements of any applicable specific 
plan, and consistency with General Plan; 
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Series 800: Administration and Permits 

   

 Required Findings 15.04.806.040

The decision-maker must make all of the following findings in order to approve or 
conditionally approve a Use Permit application. Findings must be made on the basis of the 
application, plans, materials, and testimony submitted at the hearing. The inability to make one 
or more of the findings is grounds for denial of an application.  

A. The location of the proposed conditional use is in accordance with the General Plan 
and any applicable specific plan and the land use designations for the project site; 

B. The location, size, design, and operating characteristics of the proposed use will be 
compatible with and will not adversely affect the livability or appropriate 
development of abutting properties and the surrounding neighborhood; 

C. The proposed use will not create any nuisances arising from the emission of odor, 
dust, gas, noise, vibration, smoke, heat or glare at a level exceeding ambient 
conditions;  

D. The proposed use complies with all applicable provisions of Article XV; and 

E. The site of the proposed use is adequately served by highways, streets, water, sewer, 
and other public facilities and services. 

 Conditions of Approval 15.04.806.050

The decision-maker has the authority to impose reasonable conditions that are related and 
proportionate to what is being requested by the applicant, as deemed necessary and 
appropriate to ensure that the provisions of the General Plan, any applicable specific plan 
adopted by the City Council, and Article XV are met. The decision-maker may require 
reasonable guarantees and evidence that such conditions are being, or will be, complied with. 

 Decisions; Appeals, Expirations and Extensions; 15.04.806.060
Modifications; Revocations 

A. Appeals. A decision of the Zoning Administrator may be appealed to the Planning 
Commission, and a decision of the Planning Commission may be appealed to the 
City Council, in accordance with Section 15.04.803.140 (Appeals).  

B. Expiration, Extensions and Modifications. Use Permits are effective and may 
only be extended or modified as provided for in Article 15.04.803 Section 
15.04.803.110 and 15.04.803.120 (Common Procedures). 

C. Revocations. A Use Permit may be revoked pursuant to Section 15.04.803.130 
(Revocation).  
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A. A performance, exhibition, dance, celebration or festival requiring a liquor license, 
entertainment police permit and/or other City permit when sponsored by an 
organized group of residents and/or business operators in the neighborhood; or  

B. A performance, dance or party requiring a liquor license, entertainment and/or other 
City permit, an art exhibit, or other similar exhibition in each case if sponsored by a 
residential or commercial tenant or group of tenants or owner-occupants of the 
property or structure in which the temporary use is authorized. 

When multiple events are proposed within the allowable annual time limit and City permits 
are to be issued to a particular applicant and premises, only one permit need be granted per 
annual time period. 

 Temporary Uses: 60 Day Limit 15.04.807.040
The following uses may be authorized in a nonresidential zone for a period not to exceed 60 
days: 

A. Exhibition, celebration, festival, circus, or neighborhood carnival; 

B. Booth for charitable, patriotic or welfare purposes; 

C. Open air sale of agriculturally-produced seasonal decorations including, but not 
necessarily limited to, holiday or evergreen trees and Halloween pumpkins; 

D. New and used auto sales;  

E. Outdoor sales in a parking lot; and 

F. Parking that is accessory to any temporary use listed above. 

 Temporary Uses: One to Five Year Limit 15.04.807.050
Temporary uses authorized pursuant to this section may not exceed an initial approval 
period of up to five years. Extensions of this approval period may be authorized by the 
Zoning Administrator in increments of up to five-year periods if the authorized use does not 
adversely affect the future use of the property is consistent with the General Plan, Zoning 
and applicable specific plans. More specifically, the following uses may be authorized in a 
nonresidential zone as temporary uses, subject to securing a building permit, if required: 

A. Temporary structures and uses incidental to the construction of a building or a group 
of buildings, including but not limited to construction staging of materials and 
equipment; 

B. Rental or sales office incidental to a new development, provided that it is located in 
the development project or in an adjacent temporary structure;  

C. Structures and uses incidental to environmental cleanup and staging; and 

D. Parking, including that which is accessory to any temporary use listed above. 

E. Passive storage of material and equipment. 
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D.F. Caretaker or guard living units consisting of trailers, mobile homes or relocatable 
structures. 

 Other Temporary Uses in Industrial Zoning Districts 15.04.807.060
Any other use that is not listed in Sections 15.04.807.030 through 15.04.807.050 but is 
permitted in an industrial zoning district may be permitted as a temporary use for a time 
period to be determined by the Zoning Administrator not to exceed 10 years, upon the 
determination by the Zoning Administrator that authorizing the temporary use will not have 
a significant adverse effect on the overall timing and phasing of future development under 
the General Plan and any applicable specific plan. 

 Required Findings  15.04.807.070
The Zoning Administrator may approve an application for a Temporary Use only upon 
making both of the following findings: 

A. The proposed use will not unreasonably affect adjacent properties, their owners and 
occupants, or the surrounding neighborhood, and will not in any other way 
constitute a nuisance or be detrimental to the health, safety, peace, comfort, or 
general welfare of persons residing or working in the area of such use or to the 
general welfare of the City; and  

B. The proposed use will not unreasonably interfere with pedestrian or vehicular traffic 
or circulation in the area surrounding the proposed temporary use and will not create 
a demand for additional parking that cannot be safely and efficiently accommodated 
by existing or proposed parking areas on the site of the temporary use. 

 Conditions of Approval; Effective Date 15.04.807.080
A. Conditions of Approval. The Zoning Administrator may impose reasonable 

conditions deemed necessary to ensure compliance with the required findings for a 
Temporary Use Permit listed above, including, but not limited to: regulation of 
ingress and egress and traffic circulation; fire protection and access for fire vehicles; 
regulation of lighting; regulation of hours and/or other characteristics of operation; 
and removal of all trash, debris, signs, sign supports and temporary structures and 
electrical service. The Zoning Administrator may require reasonable guarantees and 
evidence that such conditions are being, or will be, complied with. 

B. Effective Date.  

1. Permit Period 10 Days or Less. A Temporary Use Permit issued for 10 days 
or less becomes effective on the date the permit is approved by the Zoning 
Administrator, but cannot expire before the event/use that is subject to 
the Temporary Use Permit occurring. 

2. Permit Period More than 10 Days. A Temporary Use Permit for more than 
10 days becomes effective 11 days from the date the permit is approved 
by the Zoning Administrator. 
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 Planned Area Districts Article 15.04.810

Sections: 
 Purpose 15.04.810.010
 Applicability 15.04.810.020
 Procedures 15.04.810.030
 Required Findings 15.04.810.040
 Conditions 15.04.810.050
 Expiration and Renewal 15.04.810.060
 Amendments of Approved Plans 15.04.810.070
 Development Plan Review 15.04.810.080

 Purpose 15.04.810.010
This Article provides procedures for establishing a Planned Area District to facilitate orderly 
development of larger sites in the City consistent with the General Plan, especially where a 
particular mix of uses or character is desired that can best be achieved through an integrated 
development plan.  

 Applicability 15.04.810.020
The procedures in this Article apply to all proposals to establish a Planned Area District.  
The minimum area for a Planned Area District is five two acres. 

 Procedures 15.04.810.030
A. Decision-Making Body. A Planned Area District must be adopted by the City 

Council as a Zoning Map amendment. A public hearing before the Planning 
Commission for a recommendation is required prior to City Council review. 

B. Review Procedures.  

1. Rezoning. An application for rezoning to a Planned Area District must be 
processed as an amendment to the Zoning Map, according to the procedures 
of Article 15.04.814 (Amendments to Zoning Map and Text), and must 
include a Planned Area Plan.  

2. Planned Area Plan. The Planned Area Plan will be accepted and processed 
concurrently, in the same manner as a Conditional Use Permit application, 
pursuant to Article 15.04.803 (Common Procedures) and Article 15.04.806 
(Use Permits), although additional information is required to be submitted in 
order to determine if the intent of Article XV and the General Plan will be 
fulfilled. A Planned Area Plan is subject to Major Design Review under 
Article 15.04.805 (Design Review), which shall occur prior to Planning 
Commission action on a Planned Area Plan. 

Please note: The pages provided may not be sequential and show proposed text amendments in redline and strikeout only.

Draft Zoning Cleanup Amendments Page 138 of 140



 Prezoning and Annexation Article 15.04.812

Sections: 
 Purpose 15.04.812.010
 Applicability 15.04.812.020
 Prezoning Procedure 15.04.812.030
 Annexation Regulations 15.04.812.040
 Effective Date of Zoning and Time Limit 15.04.812.050

 Purpose 15.04.812.010
The purpose of this Article is to establish a procedure for prezoning and criteria for 
annexation of adjoining unincorporated territory in order to preserve, protect and enhance 
the character of residential neighborhoods; strengthen the City’s economic resources; and 
manage the fiscal impacts of annexation. 

 Applicability 15.04.812.020
Unincorporated territory within the Local Agency Formation Commission (LAFCo) adopted 
Sphere of Influence for the City of Richmond that may be approved for annexation by 
LAFCo may be prezoned for the purpose of determining the zoning that will apply in the 
event of subsequent annexation.  

 Prezoning Procedure 15.04.812.030
A. Parcels proposed for annexation to the City shall be prezoned consistent with the 

following unless an application for a different prezoning is initiated and processed 
according to the procedures established under Article 15.04.814 (Amendments to 
Zoning Map and Text). 

1. Undeveloped Residential Parcels. 

a. Development Potential of Five or More Lots. Parcels with development 
potential of five or more lots shall be prezoned SFR-3RL2 or 
equivalent and may also be prezoned to allow for mixed use or 
neighborhood commercial development, consistent with the General 
Plan, prior to approval of a Tentative Subdivision Map. 

b. Development Potential of Less than Five Lots. Parcels with development 
potential of less than five lots shall be prezoned SFR-3RL2 or 
equivalent unless an alternate zone would be consistent with the 
General Plan land use designation(s) for the area to be annexed. 

2. Developed Residential Parcels and Nonresidential Parcels. Developed 
residential parcels and parcels with development potential for nonresidential 
use will be pre-zoned consistent with the General Plan and surrounding 
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 General Plan Amendments Article 15.04.813

Sections: 
 Purpose 15.04.813.010
 Applicability 15.04.813.020
 Initiation 15.04.813.030
 Procedures 15.04.813.040
 Findings 15.04.813.050
 Planning Commission Action 15.04.813.060
 City Council Action 15.04.813.070

 Purpose 15.04.813.010
This Article establishes procedures for making changes to the General Plan as provided for 
in State law  when it is in the public interest.when there are compelling reasons to do so. 
These circumstances include, but are not limited to, changes in State or federal law and 
problems and opportunities that were unanticipated at the time of General Plan adoption or 
the last amendment. 

 Applicability 15.04.813.020
The procedures of this Article apply to all proposals to change the text of the General Plan 
and the diagrams that illustrate the application of its provisions.  

 Initiation 15.04.813.030
An amendment to the text of the General Plan may be initiated by: 

A. Any qualified applicant identified in Section 15.04.803.020 (Application Forms and 
Fees); or  

B. An order of the City Council or Planning Commission, on its own motion or on the 
recommendation of the Director.  

 Procedures 15.04.813.040
An application for an amendment to the General Plan must be filed and processed in 
accordance with the provisions of Article 15.04.803 (Common Procedures) and considered 
by the City Council with a recommendation from the Planning Commission. It must be 
processed in conformance with Government Code Section 65350 et seq. Its approval must be 
by resolution, and it is subject to referendum. 

A. Required Information. In addition to any other application requirements, an 
application for a General Plan amendment must include a statement, supported by 
documentation, that describes how the proposed amendment conforms to the 
General Plan’s goals and the benefit to the public that will result from approving the 
proposed change or changes to the General Plan.  
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ZONING MAP AMENDMENTS 
(Areas with annotations indicate the changes proposed) 
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Proposed Zoning Map Amendment (Zoning Atlas Map 14)
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Proposed Zoning Map Amendment (Zoning Atlas Map 16)
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	15.04.101.050 Interpretation – No Civil Liability
	15.04.101.060 Zoning Districts Established
	A. Base Zoning Districts. Base zoning districts into which the City is divided and their corresponding General Plan land use designations are shown in Table 15.04.101.060-A, Base Zoning Districts.
	B. Overlay Zoning Districts. Overlay zoning districts, one or more of which may be combined with a base district, are established as shown in Table 15.04.101.060-B, Overlay Zoning Districts.
	C. References to Classes of Base Zoning Districts. Throughout the Zoning and Subdivision Regulations, the following references apply:
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	2. “RM district” or “Multifamily Residential district” means one or both of the following districts: Multifamily Residential (RM1) and Multifamily High Density Residential (RM2).
	3. “R district” or “Residential district” means one or more of the following districts: Hillside Residential (HR); Single Family, Very Low Density Residential (RL1); Single Family Low Density Residential (RL2); Multifamily Residential (RM1); and Multi...
	4. “Non-residential district” means any base zoning district that is not a Residential district.
	5. “CM district” or “Commercial Mixed-Use district” means one or more of the following districts: Commercial Mixed-Use, Residential (CM-1); Commercial Mixed-Use, Neighborhood (CM-2); Commercial Mixed-Use, Commercial Emphasis (CM-3); Commercial Mixed-U...
	6. “C district” or “Commercial district” means one or more of the following districts: General Commercial (CG); Regional Commercial (CR); and Coastal Commercial (CC).
	7. “I district” or “Industrial district” means one or more of the following: Industrial, Business (IB); Industrial, Limited Light (ILL); Industrial, Light (IL); Industrial, General (IG); and Industrial, Water-Related (IW).
	8. “OS district” means the Open Space (OS) district, and “AG district” means the Agricultural district.
	9. “P district” means one or both of the following: Public, Cultural, and Institutional (PCI) and Parks and Recreation (PR).


	15.04.101.070 Official Zoning Map and District Boundaries
	A. Application of Pre-Annexation Zoning. The City may apply pre-annexation zoning to unincorporated property located within the Planning Area Boundary shown in the General Plan. The pre-annexation zoning process shall comply with the Pre-zoning and An...
	B. Uncertainty of Boundaries. If in the context of a development application, permit revocation, or enforcement action, an uncertainty exists as to the boundaries of any district shown on the Official Zoning Map, the following rules shall apply:
	1. Boundaries indicated as approximately following the centerlines of alleys, lanes, streets, highways, streams or railroads shall be construed to follow such centerlines.
	2. Boundaries indicated as approximately following lot lines, city limits, or extraterritorial boundary lines shall be construed as following such lines, limits or boundaries.
	3. In the case of unsubdivided property or where a district boundary divides a lot and no dimensions are indicated, the following shall apply.
	a. Lots Greater than One Acre. The location of such boundary shall be determined by the use of the scale appearing on the Official Zoning Map.
	b. Lots Less than One Acre. The lot shall be deemed to be included within the more restrictive zoning district.

	4. In the case of any remaining uncertainty, the Director shall determine the location of boundaries and shall notify the property owners of his/her determination. The Director’s determination may be appealed under the provisions of Section 15.04.803....
	5. Where any public street or alley is officially vacated or abandoned, the regulations applicable to each parcel of abutting property shall apply to that portion of such street or alley added to the parcel by virtue of the street or alley being vacat...
	6. Where any private right-of-way or easement of any railroad, railway, transportation, or public utility company is vacated or abandoned, pursuant to federal or state law, if that property is not shown with a zoning designation on the Zoning Map, the...



	Article 15.04.102 Rules for Construction of Language
	15.04.102.010 Purpose
	15.04.102.020 Rules for Construction of Language
	A. The ordinary meaning of terms applies.
	B. In case of conflict between the text and a diagram or graphic, the text controls.
	C. All references to public officials are to those of the City, and include designated deputies of such officials, unless otherwise indicated.
	D. All references to days are to calendar days, unless otherwise indicated. If a deadline falls on a weekend or holiday, or a day when City offices are closed, the deadline will be extended to the next working day. The end of a time period is the clos...
	E. The words “shall,” “will,” “must,” “has to,” “is required to,” and “is to” are always mandatory and not discretionary. The words “should” or “may” are permissive.

	15.04.102.030 Rules of Interpretation

	Article 15.04.103 Rules of Measurement
	15.04.103.010 Purpose
	15.04.103.020 General Provisions
	15.04.103.030 Fractions
	A. General Rounding. Fractions of one-half (0.5) or greater must be rounded up to the nearest whole number, and fractions of less than one-half (0.5) must be rounded down to the nearest whole number, except as otherwise provided.
	B. Exception for State Affordable Housing Density Bonus. The calculation of fractions related to permitted bonus density units for projects eligible for bonus density pursuant to Government Code Section 65915 or any successor statute shall be done as ...

	15.04.103.040 Measuring Distances
	A. Measurements are Shortest Distance. When measuring a required distance, such as the minimum distance between a structure and a lot line, the measurement is made at the closest or shortest distance between the two objects.
	B. Distances are Measured Horizontally. When determining distances for setbacks and structure dimensions, all distances are measured along a horizontal plane from the appropriate line, edge of building, structure, storage area, parking area, or other ...
	C. Measurements Involving a Structure. Measurements involving a structure are made to the closest support element of the structure. Structures or portions of structures that are entirely underground are not included in measuring required distances.
	D. Measurement of Vehicle Stacking or Travel Areas. Measurement of a minimum travel distance for vehicles, such as garage entrance setbacks and stacking lane distances, are measured down the center of the vehicle travel area. For example, curving driv...
	E. Measuring a Buffer or Radius. When a specified land use is required to be located a minimum distance from another land use, the minimum distance is measured in a straight line from all points along the lot line of the subject project, in all direct...

	15.04.103.050 Measuring Height
	A. Measuring Building Height. Building height shall be defined as the distance from finished grade to the highest point of the coping of a flat roof or to the deck line of a mansard roof or to the highest point of the highest gable of a pitched or hip...
	1. Measuring Building Height on Sloped Lots. On lots with a grade change of 10 percent or more between the front and rear lot lines, or between the front lot line and its most distant point when there is no rear lot line, building height is measured f...
	2. Exceptions. Antennas, belfries, chimneys, cooling towers, cupolas, domes, elevator bulkheads, flagpoles, ornamental towers, penthouses, solar collectors, spires and standpipes and necessary mechanical equipment may exceed the height limits pursuant...

	B. Measuring the Number of Stories in a Building. In measuring the height of a building in stories, the following measurement rules apply:
	1. A balcony or mezzanine shall be counted as a full story if its floor area exceeds one-third of the total area of the nearest full floor directly below it or if it is enclosed on more than two sides.
	2. A basement shall be counted as a full story if the finished surface of the floor above the basement is:
	a. More than six feet above grade plane; or
	b. More than 12 feet above the finished grade at any point.

	3. A story may not exceed 25 feet in height from the upper surface of the floor to the ceiling above.

	C. Measuring Height of Fences or Walls. The height of any fence or wall shall be determined by measuring the vertical distance from the highest finished grade within a three-foot radius of any point on the fence or wall to the highest point of any por...
	1. Measuring Height of Fences on Retaining Walls. The height of a fence that is on top of a retaining wall is measured from the highest finished grade point within a three-foot radius of any point on such fence to the highest point of the fence on the...

	D. Measuring the Height of Decks. Deck height is the vertical distance from finished grade directly below the deck to the top of the floor of the deck.

	15.04.103.060 Determining Grade
	A. Determining Grade. Grade is the location of the ground surface. For purposes of this Article, the grade of a building used to determine building height shall be determined by one or more of the following:
	1. Average Grade. A horizontal line approximating the ground elevation through each building on a site used for calculating the exterior volume of a building. Average grade is calculated separately for each building.
	2. Existing Grade. The existing elevation of the ground at any point on a lot. Existing grade also may be referred to as natural grade.
	3. Finished Grade. The lowest point of elevation of the finished surface of the ground, paving, or sidewalk within the area between the building and the lot line, or when the lot line is more than five feet from the building, between the building and ...
	4. Grade Plane. A reference plane representing the average of finished ground level adjoining the building at exterior walls. Where the finished ground level slopes away from the exterior walls, the reference plane shall be established by the lowest p...


	15.04.103.070 Measuring Lot Width and Depth
	A. Lot Width. Lot width is the horizontal distance between the side lot lines, measured at right angles to the lot depth at a point midway between the front and rear lot lines.
	B. Lot Depth. Lot depth is measured along a straight line drawn from the midpoint of the front lot line to the midpoint of the rear lot line or to the most distant point on any other lot line where there is no rear lot line.

	15.04.103.080 Determining Average Slope
	15.04.103.090 Determining Floor Area
	A. Included in Floor Area. Floor area includes, but is not limited to, all habitable space (as defined in the Building Code) that is below the roof and within the outer surface of the main walls of principal or accessory buildings, the centerlines of ...
	B. Excluded from Floor Area. Floor area does not include the following: mechanical, electrical, and communication equipment rooms that do not exceed two percent of the building's gross floor area; bay windows or other architectural projections where t...
	C. Non-Residential Uses. For non-residential uses, gross floor area includes interior walkways interior courtyards, walkways, paseos, and corridors covered by a roof or skylight. Non-residential gross floor area does not include arcades, porticoes, an...

	15.04.103.100 Determining Floor Area Ratio
	A. Excluded from Floor Area in Calculating FAR. The following are excluded from the floor area when calculating FAR.
	1. Underground Areas. Floor area located below finished grade.
	2. Parking. Parking areas located below finished grade or finished floor of habitable space where the vertical distance between finished grade and finished floor is five feet or less. Structured parking areas located above finished grade where the ver...
	3. Sideloaded or Detached Garages. Sideloaded or detached garages not exceeding 400 square feet, located to the rear of residential structures, a minimum of 40 feet away from the front lot line, and accessed by a driveway.


	15.04.103.110 Determining Lot Coverage
	A. Unenclosed and unroofed decks, uncovered patio slabs, porches, landings, balconies, and stairways less than 18 inches in height at surface of deck (and less than six feet above grade including railings);
	B. Eaves and roof overhangs projecting up to two feet from a wall;
	C. Trellises and similar structures that have roofs that are at least 50 percent open to the sky with uniformly distributed openings;
	D. Swimming pools and hot tubs that are not enclosed in roofed structures or decks; and
	E. One small, non-habitable accessory structure under 120 square feet. If there is more than one such structure on the lot, only one structure shall be excluded in the calculation of lot coverage.

	15.04.103.120 Determining Lot Frontage
	A. Corner Lot. The front of a lot is the narrowest dimension of the lot with street frontage.
	B. Through Lot. The front yard of a through lot abuts the street that adjoining lots use to provide primary access into the dwelling.

	15.04.103.130 Determining Setbacks
	A. Yards Abutting Planned Street Expansions. If a property abuts an existing or proposed street for which the existing right-of-way is narrower than the right-of-way ultimately required for the street, the required setback shall be established from th...
	B. Yards on Alleys.
	1. If a side lot line abuts an alley, the yard shall be considered an interior side yard rather than a corner side yard.
	2. In computing the minimum yard for any lot where such yard abuts an alley, no part of the width of the alley may be considered as part of the required yard.

	C. Measuring Setbacks. Setbacks shall be measured as the distance between the nearest lot line and the closest point on the exterior of a building or structure along a line at right angles to the lot line. Setbacks shall be unobstructed from the groun...

	15.04.103.140 Measuring Signs
	15.04.103.150 Measuring Parking Lot Landscaping
	15.04.103.160 Measuring Pedestrian Clearance

	Article 15.04.104 Key Terms and Definitions
	15.04.104.010 Key Terms
	15.04.104.020 Definitions
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	Series 200 Base District Regulations
	Article 15.04.201 Residential Districts
	15.04.201.010 Purpose
	A. Preserve, protect, and enhance the character of the City’s residential neighborhoods.
	B. Ensure adequate light, air, and open space for each dwelling.
	C. Ensure that the scale and design of new development and alterations to existing structures are compatible with surrounding homes and appropriate to the physical characteristics of the site and the area where the project is proposed.
	D. Promote opportunities for housing for all income groups and for those with special housing needs.
	E. Provide sites for public and semi-public land uses, such as day care centers, parks, community facilities, schools, and public safety facilities that will serve City residents.

	15.04.201.020 Land Use Regulations
	A. Limitations on Commercial Development. Commercial-only development is not allowed. The area devoted to commercial uses cannot exceed 30 percent of the total building floor area.

	15.04.201.030 Development Standards – RH, RL1 and RL2 Districts
	A. Accessory Building Height. If a peak roof is used, the height limit may be increased to 14 feet. The 14-foot height limit also applies to detached accessory dwelling units.
	B. Ground Floor Front Setback. Where the adjoining lots on the same block face have been improved with buildings, the minimum ground floor front setback requirement shall be the average of the actual front setback of these abutting improved lots on su...
	C. Side Setback Projection. Covered walkways, porches, and verandas may project up to 3.5 feet into the required side setback for a maximum length of 10 feet.
	D. Side Setback for Narrow Lots.
	1. Minimum. The minimum side setback for lots with an average width of 45 feet or less shall be a minimum of 10 percent of the lot width, or three feet, whichever is greater.
	2. Second Story Projection. On lots less than 45 feet in width, the upper story wall may project a maximum of four feet into the required second story setback for up to 30 percent of the length of the lower story wall.

	E. Street Side Yards on Lots with Reversed Frontage. The rear one-quarter of the exterior side yard shall not be less than the front yard required or existing on the lot adjoining such exterior side yard.
	F. Rear Setback. In the RH RL2 and RL1 districts the rear setback may be reduced to 10 feet if the combined front and rear setback is at least 40 feet.
	G. Maximum Residential Floor Area and FAR. The maximum gross residential floor area allowed on a lot shall not exceed the maximum FAR applicable to a lot size range, as shown in Table 15.04.201.030-G. For lots less than 7,500 square feet in size, the ...
	H. Maximum Non-Residential Floor Area. The maximum non-residential floor area ratio (FAR) is 0.65 in RH, RL1 and RL2 Districts.
	I. Determining FAR. When determining FAR in RH, RL1 and RL2 Districts, side-loaded or detached garages located to the rear of residential structures, a minimum of 40 feet away from the front property line and accessed by a driveway less than 12 feet i...

	15.04.201.040 Design Standards for Single Family Housing
	A. Design of Building Additions. Rooflines, exterior materials, windows, railings, porches, and other design elements shall be designed in a manner that is compatible with the design elements of the existing buildings and surrounding neighborhood.
	B. Building Entrances. The principal entry shall be located in a visible location facing the street and shall incorporate a projection (e.g. porch) or recess, with a minimum depth of five feet. Alternative designs that create a welcoming entry feature...
	C. Architectural Articulation. Buildings shall include adequate design features to create visual variety and avoid a large-scale and bulky appearance.
	1. No street-facing façade shall run in a continuous plane of more than 25 feet without a window or a projection, offset, or recess of the building wall at least one foot in depth. Building entrances and front porches, and projections into required fr...
	2. Building elevations abutting street side yards shall be designed to provide at least one horizontal plane break of at least three feet, and one vertical break. Alternative designs to accommodate a complete architectural style may be approved throug...

	D. Materials. All materials shall be high quality to allow for long-term durability and appearance. The exterior use of plywood or unfinished aluminum as siding materials is prohibited unless approved through design review.
	E. Garage Frontage.
	1. Where an attached garage is located on the front half of the lot and garage doors face a street, garage width shall not exceed 50 percent of the width of the front façade of the building (40 percent on lots wider than 100 feet).
	2. On front facades with both a two car garage and a separate single car garage, the facades of the two garages must be offset a minimum of two feet.

	F. Paving. The maximum amount of paving (impervious surface) in street-facing yards is 50 percent of the required yard.
	G. Driveways. Curb cuts and driveways shall be minimized.
	1. Driveway approaches (curb cuts) shall be permitted only to provide access to approved garages, carports and parking spaces.
	2. A maximum of one driveway up to 20 feet wide is permitted to serve a single unit. Driveways serving two or more units shall be the minimum width required by Article 15.04.607.
	3. All driveways must have minimum one-foot wide planted area along a side or rear lot line.

	H. Alley Access. A detached garage or carport is permitted to have access to the alley if:
	1. The garage or carport entrance is setback a minimum of four feet from the rear property line;
	2. A 45-degree visibility triangle is provided on either side of the garage or carport;
	3. The garage door does not cross the property line when opened or closed;
	4. The alley is paved; and
	5. The Zoning Administrator finds that such access will not adversely affect vehicle or pedestrian use of the street or alley.


	15.04.201.050 Development Standards – RM Districts
	A. Transitional Standards. Where an RM District adjoins an RH or RL District, the following standards apply:
	1. The building setback from an RH or RL District boundary shall be 10 feet for interior side yards and 20 feet for rear yards.
	2. A landscaped planting area, a minimum of five feet in width, shall be provided along all RH or RL District boundaries. A tree screen shall be planted in this area with trees planted at a maximum interval of 15 feet.

	B. Accessory Building Height. If a peak roof is used, the height limit may be increased to 14 feet.
	C. Upper Story Stepback. The fourth story street facing building frontage shall be stepped back a minimum of 10 feet from the stories below. Exceptions may be granted by the Zoning Administrator, provided that an entry courtyard with a minimum depth o...
	D. Front Setback. Where 75 percent or more of the lots in a block, on both sides of the street, have been improved with buildings, the minimum front setback required for the entry element (stoop or projected porch) shall be the average of those on the...
	E. Street Side Yards on Lots with Reversed Frontage. The rear one-quarter of the exterior side yard shall not be less than the front yard required or existing on the lot adjoining such exterior side yard.
	F. Parking Setback. Parking may be located within 40 feet of the street facing property line in accordance with the following standards.
	1. Underground and Partially Submerged Parking. Parking completely or partially underground may match the setbacks of the main structure. The maximum height of a parking podium visible from a street is five feet from finished grade.
	2. Surface Parking. Above ground parking may be located within 40 feet of a street facing property line with the approval of an administrative use permit when the allat least one of the following findings can be made:
	a. The design incorporates habitable space built close to the public sidewalk to the maximum extent feasible;
	b. The parking area is well screened with a wall, hedge, trellis, and/or landscaping; and or
	c. The site is small and constrained such that underground, partially submerged, or surface parking located more than 40 feet from the street frontage is not feasible.


	G. Open Space. Private and common areas shall be provided in accordance with this section. Private areas typically consist of balconies, decks, patios, fenced yards, and other similar areas outside the residence. Common areas typically consist of land...
	1. Minimum Dimensions.
	a. Private Open Space. Private open space located on the ground level (e.g., yards, decks, patios) shall have no dimension less than 10 feet. Private open space located above ground level (e.g., balconies) shall have no dimension less than six feet.
	b. Common Open Space. Minimum dimension of 15 feet.

	2. Usability. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, or other serviceable, dust-free surfacing. ...
	3. Accessibility.
	a. Private Open Space. The space shall be accessible to only one living unit by a doorway or doorways to a habitable room or hallway.
	b. Common Open Space. The space shall be accessible to the living units on the lot. It shall be served by any stairway or other accessway qualifying as an egress facility from a habitable room.



	15.04.201.060 Height Regulations for Sloped Lots
	A. All lots with a building footprint slope of 20 percent or more are subject to the height regulations established in Table 15.04.201.060.
	1. See Section 15.04.201.060 for allowed projections above height limits.
	2. On a downslope lot greater than 40 percent footprint slope, the rear wall of an attached garage or carport may exceed the wall height and roof height by five feet, but may not exceed 18 feet above ground elevation at edge of pavement, if the garage...
	a. Maximum width is 22 feet and maximum depth is 20 feet; and
	b. Garage or carport floor is at the same level as the edge of the street pavement resulting from the project at the center point of the driveway entrance or is at a lower level; and
	c. Maximum height above the garage or carport floor is ten feet for walls to the top of the plate or flat roof and 12 feet for pitched roofs.



	15.04.201.070 Design Standards for Multi-Family Housing
	A. Building Entrances.
	1. Orientation. All units located along public rights-of-way must have the primary entrance facing this right-of-way. Exceptions to this requirement may be approved for projects where multiple-family housing is located on four-lane streets carrying hi...
	2. Projection or Recess. Building entrances must have a roofed projection (such as a porch) or recess with a minimum depth of at least five feet and a minimum horizontal area of 80 square feet. Alternative designs that create a welcoming entry feature...
	3. Dwelling Unit Access. Exterior entrances to units shall be in a form of individual or shared entrances at the ground floor of the building. Unit entrances above the ground floor are also permitted; however, no exterior access corridor located above...

	B. Building Design. Buildings shall include adequate design features to create visual variety and avoid a large-scale and bulky appearance.
	1. Building Length. The maximum dimension of any single building shall not exceed 125 feet.
	2. Roof Line. The roof line shall demonstrate an offset of at least 18 inches, a change of pitch, or a gable every 60 linear feet.
	3. Windows. All windows and window frames shall be inset a minimum of two inches from the face of the building to enhance a shadow line around the opening.
	4. Façade Articulation. All street-facing facades shall have at least one horizontal or vertical projection or recess at least four feet in depth, or two projections or recesses at least two and one-half feet in depth, for every twenty-five horizontal...
	5. Façade Detailing and Materials. All visible building façades shall incorporate details, such as window and door trim, window recesses, cornices, changes in materials or other design elements, in an integrated composition. Each side of a building th...
	6. Building Materials. All materials shall be high quality to allow for long-term durability and appearance.
	7. Transition Areas. Where new multi-family developments are built adjacent to existing lower-scaled residential development, the façade facing the existing lower-scaled residential development shall be designed to provide architectural relief and int...
	a. Height. Full-height recesses, a minimum of 10 feet deep, shall be provided along the facade to break the building into smaller discrete masses.
	b. Privacy. Offset windows to avoid direct sight lines into and from neighboring properties. Position balconies and other private open space so they minimize views into neighboring properties.

	8. Exceptions. Exceptions to the multi-family building design standards may be granted by the Design Review Board based on the finding that adequate design features have been incorporated to create visual variety and avoid a large-scale, bulky, or mon...

	C. Private Storage Space. Each unit shall have at least 200 cubic feet of enclosed, weather-proofed, and lockable private storage space with a minimum horizontal dimension of four feet.
	D. Paving. Differentiated paving materials shall be used for garage aprons, entries, and pedestrian walkways. This may include, but not be limited to, textures or colors, concrete pavers, brick, or stamped concrete. The use of permeable materials to r...
	E. Pedestrian Access. On-site pedestrian circulation and access must be provided according to the following standards.
	1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	2. To Circulation Network. Regular connections between on-site walkways and the public sidewalk and other planned or existing pedestrian routes shall be provided. An on-site walkway shall connect the primary building entry or entries to a public sidew...
	3. To Neighbors. Direct and convenient access shall be provided to adjoining residential and commercial areas to the maximum extent feasible while still providing for safety and security.
	4. To Transit. Safe and convenient pedestrian connections shall be provided from transit stops and BART stations to building entrances.
	5. Pedestrian Walkway Design.
	a. Walkways shall be a minimum of six feet wide, shall be hard-surfaced, and paved with concrete, stone, tile, brick, or comparable material.
	b. Where a required walkway crosses driveways, parking areas, or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, or similar method.
	c. Where a required walkway is parallel and adjacent to an auto travel lane, it must be raised or separated from the auto travel lane by a raised curb at least four inches high, bollards, or other physical barrier.



	15.04.201.080 Residential Development Types
	A. Single Unit Dwellings.
	B. Multi-Unit Residential Development.
	C. Small Lot Single Unit, Bungalow Court, and Townhouse Development Types. Small lot single unit, bungalow court, and townhouse development types are subject to the development standards and supplemental regulations of the base district unless modifie...

	15.04.201.090 Small Lot Subdivisions
	A. Purpose. The purpose of this section is to provide opportunities to increase the supply of smaller dwelling units and rental housing units in the City by allowing the creation of subdivisions with smaller lots and dwellings. It also is intended to ...
	B. Location.  A small lot subdivision may be proposed and approved on any site within the RL2 District where such development would be compatible with adjacent uses and the character of the area, and the density will not exceed the General Plan maximu...
	C. Development Types. Small lot subdivisions may be proposed and approved for small lot single unit, bungalow court, and townhouse development developed according to Section 15.04.201.070, Residential Development Types.
	D. Lot Standards. The Planning Commission may approve smaller lots than required for the base district, but no less than 2,000 square feet in area and 30 feet in width, upon finding that the development will be compatible with neighboring uses and wil...

	15.04.201.100 Hillside Subdivisions
	A. Purpose. The purpose of this section is to establish development standards for hillside subdivisions to preserve the hills and ridges and their natural features and to maintain a harmonious visual and functional relationship between the existing na...
	1. Maintain an environmental equilibrium, consistent with existing topography, vegetation, soils, and drainage patterns and minimize grading and cut and fill operations to retain, whenever possible, the natural character of the hill areas;
	2. Avoid development that would result in unacceptable fire, flood, landslide or other safety hazard or impose high maintenance costs for streets and public facilities;
	3. Provide a mechanism for flexible design of hillside residential development that is sensitive to existing terrain, and significant natural landforms and features; and
	4. Minimize water runoff and soil erosion problems incurred in adjusting to the terrain to meet on-site and off-site development needs.

	B. Applicability. These standards apply to any land division on sites and lots or portions of undeveloped land greater than one acre in area with an average slope of 15 percent or greater over any horizontal distance of 25 feet or more, except mineral...
	1. The Zoning Administrator may require a survey and slope analysis to determine whether the provisions of this section apply to a specific site or subdivision.
	2. In the event of a conflict between the provisions of this section and any underlying base zoning district, the most restrictive provisions shall apply.

	C. Conditional Use Permit Required. All hillside subdivisions must obtain approval of a conditional use permit. Before approving a conditional use permit, the Planning Commission, must consider:
	1. Responsiveness to the Site Context. How the proposed development responds to the site's physical constraints, natural features, special features, visual character and the neighboring environment.
	2. Proposed Density. The maximum number of dwelling units allowed shall be controlled by the density limits of the base zoning district. However, the Planning Commission may reduce the maximum number of dwelling units as necessary to achieve any of th...
	a. To minimize the need for grading and/or significant alteration of the natural topography of the site;
	b. To preserve public vistas;
	c. To minimize the construction of unnecessary roadways;
	d. To reduce hazards to adjacent property; or
	e. To preserve environmental resources.

	3. Site Design. Whether the proposed development:
	a. Reflects the City's design goals and policies as expressed in the General Plan;
	b. Preserves or protects unique or special natural features of the site, such as land forms, rock outcroppings, mature trees and vegetation, drainage courses, hilltops and ridge lines;
	c. Is compatible with the natural features, building location, and existing open spaces of neighboring properties;
	d. Preserves or minimizes impacts on privacy and access to light and safety of neighboring properties;
	e. Avoids the unstable or hazardous portions of the site; and

	4. Circulation and Parking. Whether the proposed development:
	a. Provides a clearly organized circulation plan for automobiles, bicycles, pedestrians, and service vehicles;
	b. Locates and landscapes roads and streets so as to minimize grading and avoid impacts to existing vegetation; and
	c. Provides access to any parks and publicly-owned open space abutting the site.

	5. Required Findings. In addition to the findings in Article 15.04.806, the Planning Commission shall approve or conditionally approve a conditional use permit only upon finding that:
	a. The project is consistent with the development regulations and design criteria established in this Article;
	b. Proposed grading takes into account existing natural features of the property, including mature trees, significant or unique vegetation groupings, prominent geological features, and natural drainage courses; and
	c. Adequate wildland fire safety measures have been incorporated into the design of the project.


	D. Hillside Grading and Drainage. Changes to the existing natural terrain through grading must be kept to a minimum in order to preserve the inherent characteristics of sloping hillsides.
	1. Grading. In addition to meeting the standards in Municipal Code Chapter 12.44 (Excavation, Grading and Earthwork Construction), all proposed hillside development shall:
	a. Minimize grading in areas with greater than 26 percent slope except that required exclusively for foundations. All grading shall conform to the following standards, based upon the percent of the natural slope:
	i. 0-15 percent. Redistribution of earth over large areas may be permitted;
	ii. 15-26 percent. Some grading may occur, but landforms should retain their natural character. Padded building sites may be allowed, but custom foundations, split level designs, stacking and clustering are expected to mitigate the need for large padd...
	iii. 26-30 percent. Limited grading may occur; however, major topographic features shall retain their natural land forms; or
	iv. Over 30 percent. Development and limited grading can only occur if necessary to avoid hazards or reduce environmental and visual impacts.

	b. Avoid creating graded areas where there is a 30 feet or greater difference in height between terraces or benches; if the difference is more than 30 feet, then benches with concrete drainage channels shall be placed every 20 feet. If approved, terra...
	c. Grade new building sites such that they appear to emerge from the slope.
	d. Avoid a manufactured appearance by creating smooth flowing contours of varying gradients. Slopes created by grading of the site shall not exceed 50 percent, without a soils report and stabilization study justifying it. Avoid sharp cuts and fills an...
	e. Minimize pad size to accommodate the structure and a reasonable amount of open space. Pads for tennis courts, swimming pools and lawns must be minimized.
	f. Use split level building terraces to reduce pad size.
	g. Avoid grading on hazardous or unstable portions of the site.
	h. Minimize grading within 20 feet of all perimeter property lines, unless the grading is similar to the existing adjacent slopes or to the planned grading of the adjacent slopes.
	i. Minimize the height of retaining walls visible from off site.  Use stone or earth-colored materials. Design retaining walls associated with lots as follows:
	i. Upslope (from the structure) walls not to exceed four feet in height unless greater height is approved by the Planning Commission. Terraced retaining structures may be utilized if separated by a minimum of three feet and landscaped. Overall combine...
	ii. Downslope (from the structure) walls not to exceed a combined total of 42 inches in height unless greater height is approved.
	iii. Sloping. One retaining wall on each side of the lot not exceeding 42 inches in height.
	iv. Retaining walls shall be designed with smooth, continuous lines that conform to the topography. Maximum wall height at the base of slopes along roadways shall not exceed 4 feet in order to avoid a contained, channel-like effect.
	v. Retaining walls to accommodate a patio or terrace shall conform to the natural hillside profile.


	2. Drainage. In addition to meeting the standards in the Subdivision and Grading Ordinances, all proposed hillside development shall:
	a. Collect and convey storm water to off-site systems in a manner that will avoid erosion and damage to on-site and adjacent properties.
	b. Design necessary storm drainage improvements to create a natural rather than a manufactured appearance.
	c. Minimize on-site areas of impervious surfaces to reduce runoff.
	d. Provide adequate drainage control devices to prevent flooding of below grade floor slabs and subterranean water from seeping into structures.
	e. Place drainage devices, such as terrace drains, benches and down drains, in locations of least visibility on slopes. Avoid visible concrete drains; but if required, they should be color tinted and screened with planting to be less obtrusive.
	f. Provide for bulked-flow and subsoil runoff to a safe point of discharge, such as a street, channel or debris basin, so that damage to improvements or slopes will not result. Do not flatten natural stream gradients.
	g. Design lots and proposed improvements to accommodate debris from potential land slippage and/or erosion without damage to improvements or downslope property. Provide access to a street for cleanup and removal, where warranted.
	h. Provide emergency routes for flood and debris flows that exceeds the design capacity of planned drainage, flood control and debris collection facilities. Direct overflows away from slopes and improvements and toward safe points of discharge.

	3. Erosion Control. In addition to meeting the standards in the Subdivision and Grading Ordinances, all proposed hillside development shall:
	a. Include erosion control and revegetation programs in grading plans, when necessary to prevent erosion;
	b. Control the timing of grading and construction to avoid failure during construction; and
	c. When detention basins and other storm and erosion control facilities are required, minimize any negative visual impacts to the natural hillside character with planting and revegetation.

	4. Geologic Hazards. Geotechnical review is required on all sites to identify hazardous areas, including potential debris flows.
	a. Areas determined through the geotechnical review process to be too hazardous for development shall not be developed.
	b. The following methods for mitigating geologic hazards are not acceptable:
	i. Exposure of slopes that cannot be suitably re-vegetated; and
	ii. Removal of large areas of existing mature vegetation that substantially contribute to the natural character of a site.

	c. Existing geologic hazards shall be corrected when they pose a threat to on or off-site development or properties.
	d. In all subdivisions, for 10 years following granting of a final occupancy permit, the applicant shall warrant and be solely responsible for slope maintenance and stabilization. In addition, the applicant shall deposit a bond with the City, or provi...


	E. Lot Size and Configuration, Building Setbacks, and Location. The layout of lots in all hillside residential development must be adapted to existing topography and natural features and avoid unnecessary alteration of land forms. The Planning Commiss...
	1. Lot Configurations. All proposed hillside development shall:
	a. Use lot patterns that offer a variety of lot shapes.
	b. Place lot lines at the top of major slope areas to ensure that the slope maintenance and planting will not be neglected by an uphill owner and to minimize drainage crossing lot lines.
	c. Use flag lots with parking located adjacent to roadways to minimize roadway cut and fill.

	2. Building Setbacks. Use variable front building setbacks to preserve natural hillside character.

	F. Trees.
	1. Preserving Trees During Construction.
	a. No fill, grading, or construction shall be permitted within the drip line of any tree (or within six feet of the trunk, whichever is greater) designated for preservation except as may be recommended by an arborist or forester.
	b. Trenching shall be prohibited within the tree drip line, and any required utility line within the tree drip line shall be installed by boring or drilling through the soil.
	c. Where necessary for access in the vicinity of trees designated for preservation, paving within the drip line shall use porous materials such as gravel, loose boulders, cobbles, wood chips, or bark mulch.

	2. Criteria for Tree Removal. In assessing the number of trees and specific trees that may be removed, the Planning Commission shall consider the following criteria as identified in an arborist report submitted by the applicant:
	a. Whether the tree is in poor health and cannot be saved;
	b. Whether the tree is a public nuisance, causing damage to public utilities or streets and sidewalks that cannot be mitigated by some other means (such as root barriers etc.);
	c. Whether the tree is in danger of falling and cannot be saved by some other means (such as pruning);
	d. Whether the tree is damaging existing private improvements on the lot (e.g., building foundation, wall, patio, deck, roof, retaining wall, etc.);
	e. Whether the tree species is known to be highly combustible and is determined to be a fire hazard;
	f. Whether reasonable development of the property would require the alteration or removal of the tree and could not be reasonably accommodated elsewhere on the lot; and
	g. Whether the tree species is known to develop weaknesses that affect its health or the safety of people and property (e.g., short-lived, weak-wooded and subject to limb breakage, shallow-rooted and subject to toppling).

	3. Whenever Significant Trees Are Removed.
	a. Trees shall be replaced at a ratio of at least 3 new trees for every tree removed. Replacement trees shall be planted in the following order of priority: (i) on the project site; (ii) on adjacent private or public land, or along public streets, or ...
	b. The minimum tree size shall be 15 gallons. Exception to this requirement may be allowed by the Planning Commission when site conditions warrant.
	c. To protect trees during construction one or both of the following measures shall be taken: (i) construct fencing around the drip line of each tree or group of trees to be retained; and (ii) establish an incentive program in the construction contrac...


	G. Building Locations. All proposed hillside development shall:
	1. Not locate buildings near visually prominent ridgelines when a choice of building location is available. Building rooflines must be located below the ridgeline so that views to the hillside from public roadways see the natural ridgeline.
	2. Minimize front yard setback on downslope lots to reduce building mass hanging over the slope. Step building bulk down with the slope.

	H. Street Layout, Driveway, and Parking Design. In addition to adherence to the standards in the Subdivision Ordinance, new development must align street, drives, parking and emergency vehicle access to conform closely to existing grades and minimize ...
	1. Street Layout. All proposed hillside development shall:
	a. Use narrower street widths to reduce grading impact, where acceptable to the City Engineer and the Fire Department, when the topography of the small number of lots served and the probable future traffic development justifies it, and when safety wil...
	b. Reduce the visual and safety impacts of hillside street design by use of terraced retaining walls and landscaping.
	c. Use split roadways to increase the amount and appearance of landscaping and use the median to handle drainage.

	2. Driveways and Guest Parking. All proposed hillside development shall:
	a. Limit driveway grades to 15 percent or less. The finished grade of driveways shall conform to the finished grade of the lot. Concrete driveway approaches shall be engineered and reinforced, as appropriate. All hillside driveway plans must be review...
	b. Provide two guest parking spaces conveniently placed relative to the dwelling unit unless the Planning Commission waives this requirement to minimize excessive grading or avoid tree removal.
	c. Driveway and parking designs that force vehicles to back out into substandard roadway widths are prohibited.
	d. Common drives in hillside residential development may be approved if grading is reduced. Maintenance agreements are required for common driveways.
	e. On-street parking for guest space may be provided in parking bays in lieu of off-street parking where topography allows.


	I. Reduction of Building Bulk in Multi-Building Projects.  All proposed hillside development shall:
	1. Use split pads, pier foundations, stepped footings, and grade separations to permit dwellings to step down or up the natural slope.
	2. Site buildings with different floor elevations to achieve height variation.
	3. Site buildings that are located near the top of hillsides in a staggered arrangement and screen with planting to minimize wall effect.
	4. Avoid long or tall, continuous building masses that create a wall or tower effect.
	5. Articulate facades to produce shadows through wall setbacks, recessed openings, porches, verandas, moderate overhangs, projecting windows.
	6. Avoid extended horizontal rooflines.

	J. Landscaping. All proposed hillside development shall:
	1. Use planting designs that buffer existing neighborhoods from the impacts of new hillside development.
	2. Revegetate scarred or graded areas.
	3. On slopes of 2:1 or greater, select plant materials with deep rooting characteristics that will minimize erosion and reduce surface runoff. Subdividers also shall use a series of low retaining walls, with sub-drain lines, to increase planting areas...
	4. Use irregular planting spacing to achieve a natural appearance on graded slopes. Plant trees along contour lines in undulating groups to create grove effects which blur the distinctive line of the graded slopes, and plant shrubs of varying height b...



	Article 15.04.202 Mixed-Use Districts
	15.04.202.010 Purpose
	A. Provide for the orderly, well-planned, and balanced growth of mixed-use districts.
	B. Encourage a mix of uses that promotes convenience, economic vitality, fiscal stability, and a pleasant quality of life.
	C. Promote pedestrian- and transit-oriented, mixed-use commercial centers at appropriate locations.
	D. Establish design standards that improve the visual quality of development and create a unified, distinctive, and attractive character along mixed-use streets.
	E. Provide appropriate buffers and transition standards between commercial and residential uses to preserve both commercial and mixed-use feasibility and residential quality.

	15.04.202.020 Land Use Regulations
	15.04.202.030 Development Standards
	A. Build-to Line. Buildings shall be constructed at the street frontage or required setback line (the “build-to” line) for at least 60 percent of the building frontage. At least two-thirds of the area between the building and lot line shall be paved s...
	1. Substantial landscaping will be located between the build-to line and ground floor residential units to soften visual impact of buildings;
	2. Entry courtyards, plazas, entries, or outdoor eating and display areas will be located between the build-to line and building, provided that the buildings will be built to the edge of the courtyard, plaza, or outdoor dining area; or
	3. The building will incorporate an alternative entrance design that will create a welcoming entry feature facing the street.

	B. Required Side and Rear Yards for Residential Uses. In order to provide light and air for residential units, the following minimum setbacks apply to any building wall containing windows for residential units and facing an interior side or rear yard.
	1. For any wall containing windows, a setback of at least 5 feet shall be provided.
	2. For any wall containing bedroom windows, a setback of at least 10 feet shall be provided.
	3. For any wall containing living room or other primary room windows, a setback of at least 15 feet shall be provided.
	4. The required setbacks apply to that portion of the building wall containing a window and extending three feet on either side of the window.

	C. Height Limitations and Exceptions.
	1. Architectural Features. A parapet wall, cornice or sloping roof or solar energy system may project up to four feet above the height limit.
	2. CM-3 District. For the CM-3 District along San Pablo Avenue, the maximum allowable height shall not exceed 35 feet when abutting a single family residential zone.
	3. Towers. If the project site is greater than 15,000 square feet, a tower or other projecting architectural elements may extend up to 12 feet above the top of a pitched roof, provided that the square footage of the element(s) do not total more than 1...
	a. The composition of the tower element shall be balanced, where the width of the tower has a proportional relationship to the height of the tower.
	b. The tower element shall be proportional to the rest of the building.
	c. The tower element shall not be stepped back at any point,
	d. The maximum horizontal dimension of the tower element shall not exceed 100 feet.
	e. Fenestration at the base of the tower shall be greater than the top.
	f. The roof shall include architectural detailing, such as a cornice or eave.


	D. Upper Story Limitations. For the CM-3 District along San Pablo Avenue, the maximum allowable number of stories shall not exceed three when abutting a single family residential zone. The top story of all four-story buildings in the CM-1 and CM-2 dis...
	E. Wide Buildings. Any building over 50 feet wide shall be broken down to read as a series of buildings no wider than 50 feet each or 30 feet in the CM-1 and CM-2 Districts. Increases in the maximum building width and length may be approved through de...
	F. Maximum Length of Blank Walls. This limitation does not apply to buildings with unique design requirements, such as gyms and auditoriums.
	G. Building Projections. The maximum width of any projection, including bay windows, is 10 feet, and the total of all projections along a building face may not be more than 10 feet wide or 25 percent of the building frontage, whichever is greater.
	H. Limitations on Location of Parking. Parking may be located within 40 feet of the street facing property line in accordance with the following standards.
	1. Underground and Partially Submerged Parking. Parking completely or partially underground, may match the setbacks of the main structure. The maximum height of a parking podium visible from a street is five feet from finished grade.
	2. Surface Parking. Above ground surface parking may be located within 40 feet of a street facing property line with the approval of an administrative use permit when the Zoning Administrator makes the following findings:
	a. Buildings are built close to the public sidewalk to the maximum extent feasible;
	b. The parking area is screened along the public right-of-way with a wall, hedge, trellis, and/or landscaping; and
	c. The site is small and constrained such that underground, partially submerged, or surface parking located more than 40 feet from the street frontage is not feasible.


	I. Residential Open Space. Residential open space may be provided as common or private open space. Private areas consist of balconies, decks, patios, or fenced yards directly accessible from the residence. Common areas consist of landscaped areas, wal...
	1. Minimum Dimensions.
	a. Private Open Space. Private open space located on the ground level (e.g., yards, decks, patios) shall have no horizontal dimension less than 10 feet. Private open space located above ground level (e.g., balconies) shall have no horizontal dimension...
	b. Common Open Space. Minimum horizontal dimension of 20 feet.

	2. Usability. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, or other serviceable, dust-free surfacing. ...
	3. Accessibility.
	a. Private Open Space. The space shall be accessible to only one living unit by a doorway to a habitable room or hallway.
	b. Common Open Space. The space shall be accessible to the living units on the lot. It shall be served by any stairway or other accessway qualifying as an egress facility from a habitable room.



	15.04.202.040 Supplemental Regulations
	A. Residential Density. Additional residential density may be approved when density bonuses are granted for affordable housing. The minimum density does not mean that residential use is required; however, where it is proposed, it must meet the minimum...
	B. Street Preservation. Existing public right-of-way shall be preserved. Public right-of-way shall not be eliminated or abandoned, unless substantial public benefits are provided, such as a new park, a community garden or a trail.
	C. Street Frontage Improvements. New development shall provide street frontage improvements in accordance with the following:
	1. Between the Property Line and Curb.
	a. Sidewalks. Sidewalks shall be provided if none exist or if the existing sidewalks are in poor condition.
	b. Street Furniture. Trash receptacles, benches, bike racks, and other street furniture shall be provided.
	c. Street Lights. Pedestrian-scaled street lights, including attachments from which banners may be hung, shall be provided.
	d. Street Trees. Shade trees shall be planted no more than 30 feet on center. Tree guards shall be provided. Trees shall be a minimum of 15 gallons in size, and at least 10 percent of the required trees shall be 24-inch box size or larger.

	2. Interior from Property Line. Except where occupied by a building or necessary for parking access, the street frontage, for a depth of 10 feet from the property line, shall be utilized for pedestrian circulation or active outdoor uses, including, bu...

	D. Building Orientation and Entrances.
	1. Buildings shall be oriented to face public streets.
	2. Building frontages shall be generally parallel to streets, and the primary building entrances shall be located on or within 20 feet of a public sidewalk.
	3. At least one entrance shall be provided per 100 linear feet of building frontage unless the building has unique security needs.
	4. Entrances located at corners shall generally be located at a 45-degree angle to the corner and shall have a distinct architectural treatment to animate the intersection and facilitate pedestrian flow around the corner. Different treatments may incl...
	5. Entrances to residential units shall be physically separated from the entrance to the permitted commercial uses and clearly marked with a physical feature incorporated into the building or an appropriately scaled element applied to the facade.

	E. Building Transparency; Required Openings for Non-Residential Uses. Exterior walls facing and within 20 feet of a front or street side property line shall include windows, glass doors, or other openings for at least 60 percent of the building wall a...
	1. Design of Required Openings. Openings fulfilling this requirement shall have transparent glazing and provide views into work areas, display areas, sales areas, lobbies, or similar active spaces, or into window displays that are at least three feet ...
	2. Exceptions for Parking Garages. Multi-level garages are not required to meet the building transparency requirement of this subsection. Instead, they must be screened and treated, consistent with the requirements of Article15.04.607 (Parking and Loa...
	3. Alternatives through Design Review. Alternatives to the building transparency requirement may be approved if the Zoning Administrator or the Design Review Board, whichever has approval authority, finds that:
	a. The proposed use has unique operational characteristics with which providing the required windows and openings is incompatible, such as in the case of a cinema or theater; and
	b. Street-facing building walls will exhibit architectural relief and detail, and will be enhanced with landscaping in such a way as to create visual interest at the pedestrian level.


	F. Building Design and Articulation. Buildings shall provide adequate architectural articulation and detail to avoid a bulky and “box-like” appearance. Building design shall reflect and complement the architectural style of significant historic buildi...
	1. Massing. Building massing shall align with the street grid of adjacent blocks.
	2. Relation to Existing Buildings. Buildings shall be designed to appear integrated with existing buildings in the district.
	3. Vertical Relationship. Buildings shall be designed to have a distinctive base (ground floor level), middle (intermediate upper floor levels), and top (either top floor or roof level). Cornices, balconies, roof terraces, and other architectural elem...
	4. Windows.
	a. Window frames shall be inset at least two inches from the face of the building to enhance shadow-line around opening.
	b. Snap-in vinyl mullions between double pane glass is prohibited. If a divided light appearance is desired, mullions must be made of dimensional material projecting in front of the panes on both the inside and outside of the window.
	c. Exceptions may be granted through the design review process to accommodate alternative window design complementary to the architectural style of the structure.

	5. Exterior Building Materials and Colors.
	a. A unified palette of materials shall be used on all sides of buildings.
	b. Exterior building materials shall be stone, brick, stucco, concrete block, painted wood clap-board, painted metal clapboard or other quality, durable materials approved through the design review process.
	c. A wainscoting of quality materials on the bottom of the ground floor façade is required.
	d. Colors shall be used to help delineate windows and other architectural features to increase architectural interest.

	6. Building Details.
	a. Building facades shall include building projections or recesses, doorway and window trim, and other details that provide architectural articulation and design interest.
	b. All applied surface ornamentation or decorative detailing shall be consistent with the architectural style of the building.
	c. All balconies that do not meet the minimum size required for private open space shall have a minimum horizontal dimension of two feet.
	d. Each side of the building that is visible from a public right-of-way shall be designed with a complementary level of detailing.


	G. Height on San Pablo Avenue. For the CM-3 Zone, the maximum allowable height shall not exceed 35 feet when abutting a single family residential zoning district.
	H. Pedestrian Access.
	1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	2. To Circulation Network. Regular connections between on-site walkways and the public sidewalk and other planned or existing pedestrian routes and trails shall be provided. An on-site walkway shall connect the primary building entry or entries to a p...
	3. To Neighbors. Direct and convenient access shall be provided from commercial and mixed-use projects to adjoining residential and commercial areas to the maximum extent feasible, while still providing for safety and security.
	4. To Transit. Safe and convenient pedestrian connections shall be provided from transit stops to building entrances.
	5. Interior Pedestrian Walkway Design.
	a. Walkways shall have a minimum clear, unobstructed width of six feet, where feasible, but at least four feet, shall be hard-surfaced, and paved with concrete, stone, tile, brick, or comparable material.
	b. Where a required walkway crosses driveways, parking areas, or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, or similar method.
	c. Where a required walkway is parallel and adjacent to an auto travel lane, it must be raised or separated from the auto travel lane by a raised curb at least four inches high, bollards, or other physical barrier.

	6. CM-3 and CM-4 Districts. Commercial development is permitted only if the Design Review Board determines that the site plan and building design is pedestrian-oriented with minimal building setbacks along primary street frontage. Where setbacks are p...

	I. Residential Notification. The building owner shall inform residents of mixed-use development of potential noise from refuse collection and other activities typically associated with ground-floor commercial activity.


	Article 15.04.203 Commercial Districts
	15.04.203.010 Purpose and Applicability
	A.  Designate adequate land for general commercial uses that are not compatible with mixed use development, including auto service uses.
	B. Maintain and strengthen the City’s economic and fiscal resources and provide employment opportunities for residents of the City and surrounding communities;
	C. Establish appropriate development, design standards, and buffering requirements to protect adjacent uses and ensure land use compatibility; and
	D. Minimize the impacts of commercial development on adjacent residential uses.

	15.04.203.020 Land Use Regulations
	15.04.203.030 Development Standards
	A. Additional Development Standards. All development in the Commercial Districts is subject to the following standards.
	1. Landscaping. A minimum of 15 percent of the site must be landscaping, which may be reduced to 5 percent if buildings are located on front and street size lot lines. Additional landscaping may be required for parking areas.
	2. Public Improvements.
	a. Sidewalks. Sidewalks shall be provided if none already exist or if the existing sidewalks are in poor condition.
	b. Street Furniture. Trash receptacles, benches, bike racks, and other street furniture shall be provided.
	c. Street Lights. Pedestrian-scale street lights shall be provided.
	d. Street Trees. Shade trees shall be planted no more than 30 feet on center. Tree guards shall be provided. Trees shall be a minimum 15 gallons in size, and at least 10 percent of the required trees shall be 24-inch box size or larger.

	3. Orientation of Primary Building Entrance. The primary building entrance shall face or be oriented to within 45 degrees of or parallel to the street frontage. This entrance(s) must allow pedestrians to both enter and exit the building and must remai...
	4. Building Transparency/Required Openings. Exterior walls facing and within 20 feet of a front or street side lot line shall include windows, doors, or other openings for at least 40 percent of the building wall area located between 2.5 and seven fee...
	a. Design of Required Openings. Openings fulfilling this requirement shall have transparent glazing and provide views into work areas, display areas, sales areas, lobbies, or similar active spaces, or into window displays that are at least three feet ...
	b. Exceptions for Parking Garages. Multi-level garages are not required to meet the ground-floor transparency requirement. Instead, they must be screened and treated, consistent with the requirements of Article 15.04.607 (Parking and Loading Standards).
	c. Reductions through Design Review. The building transparency requirement may be reduced or waived if it is found that:
	i. The proposed use has unique operational characteristics with which providing the required windows and openings is incompatible, such as in the case of a cinema or theater; and
	ii. Street-facing building walls will exhibit architectural relief and detail, and will be enhanced with landscaping in such a way as to create visual interest at the pedestrian level.


	5. Building Articulation.
	a. Any building over 75 feet wide shall be broken down to read as a series of buildings no wider than 75 feet each.
	b. Buildings shall be designed to have a distinctive base (ground floor level), middle (intermediate upper floor levels), and top (either top floor or roof level).
	c. Building facades shall include building projections or recesses, doorway and window trim, and other details that provide architectural articulation and design interest.

	6. Exterior Building Materials.
	a. A unified palette of materials shall be used on all sides of buildings.
	b. Exterior building materials shall be stone, brick, stucco, concrete block, painted wood clap-board, painted metal clapboard or other quality, durable materials approved by the Zoning Administrator or Design Review Board, whichever has approval auth...

	7. Pedestrian Access. On-site pedestrian circulation and access must be provided according to the following standards.
	a. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	b. To Circulation Network. Regular connections between on-site walkways and the public sidewalk shall be provided. An on-site walkway shall connect the primary building entry or entries to a public sidewalk on each street frontage. Such walkway shall ...
	c. To Neighbors. Direct and convenient access shall be provided from commercial and mixed-use projects to adjoining residential and commercial areas to the maximum extent feasible while still providing for safety and security.
	d. To Transit. Safe and convenient pedestrian connections shall be provided from transit stops to building entrances. Sidewalk “bulb-outs” or bus “pull-outs” may be required at bus stops serving commercial centers (building floor area over 25,000 squa...
	e. Interior Pedestrian Walkway Design.
	i. Walkways shall have a minimum unobstructed width of six feet and shall be hard-surfaced.
	ii. Where a required walkway crosses driveways, parking areas, or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, or similar method.
	iii. Where a required walkway is parallel and adjacent to an auto travel lane, it must be raised or separated from the auto travel lane by a raised curb at least four inches high, bollards, or other physical barrier.


	8. Truck Docks, Loading, and Service Areas. Truck docks, loading areas, and service areas must be screened so as not to be visible from public streets. Drop-off areas may be located at the primary building entry.

	B. Shopping Centers. Shopping centers containing 25,000 square feet or more of floor area are subject to the following standards and criteria for approval.
	1. Entry Plazas/Passenger Loading Areas. A plaza shall be provided at the entry to each anchor tenant that provides for pedestrian circulation and loading and unloading. Entry plazas and passenger loading areas shall include unique, decorative paving ...
	2. On-Site Public Plazas. Outdoor plazas for the use of customers and visitors shall be provided at a rate of five square feet per 1,000 square feet of floor area, up to 1,500 square feet of outdoor plaza.
	a. Location. Public plazas shall be visible from a public street, or from on-site areas normally frequented by customers, and shall be accessible during business hours.
	b. Amenities. On-site public space shall include benches or other seating, and the ground surface shall be landscaped or surfaced with high-quality paving materials. Amenities shall be provided that enhance the comfort, aesthetics, or usability of the...

	3. Design Criteria. In order to receive design approval for a shopping center, the Design Review Board shall find that all of the following criteria have been met.
	a. Integrated Theme. Buildings and structures exhibit an integrated architectural theme that includes similar or complementary materials, colors, and design details.
	b. Site Entrance. The driveway entrance provides an organizing element to the site design with features such as a landscaped entry corridor or a divided median drive separated by a landscaped center dividing island. Buildings are located within 30 fee...
	c. Building Entrances. Building entrances to anchor tenants and other large stores are prominent and inviting. The architectural details of building entrances are integrated with the overall building design in terms of materials, scale, proportion, an...
	d. Vehicular Circulation. Safe, convenient vehicular circulation is provided within the development through an appropriate system of internal vehicular circulation routes based on a hierarchy of drive aisles and cross routes. Vehicular and pedestrian ...
	e. Cart Corrals. Adequate, convenient cart corrals are provided near building entrances and throughout the parking areas.
	f. Transit Facilities. Transit facilities, where included, have effective shading from the summer sun and comfortable seating.
	g. Lighting. A combination of attractively designed and located lighting fixtures, including low pole lights, ground-mounted fixtures, light bollards, and architectural lighting provides interesting compositions for outdoor lighting, as well as a safe...
	h. Shade Areas. Pedestrian areas, such as walkways, building entrances, and gathering areas, are adequately shaded from the summer sun through such techniques as the careful placement of trees and landscaping, trellis structures, projecting canopies, ...




	Article 15.04.204 Industrial Districts
	15.04.204.010 Purpose
	A. Designate adequate land for businesses, manufacturing and industrial operations, oil and gas facilities, and related storage, distribution and services supporting industrial growth and Port operations;
	B. Maintain and strengthen the City’s economic and fiscal resources and provide employment opportunities for residents of the City and surrounding communities.
	C. Establish appropriate development and design standards and buffering requirements to protect adjacent uses and ensure land use compatibility; and
	D. Minimize the impacts of industrial development on adjacent residents.

	15.04.204.020 Land Use Regulations
	15.04.204.030 Development Standards
	A. Transitional Standards. Where an Industrial District adjoins a Residential District, the following standards apply:
	1. The maximum height is (1) 35 feet within 40 feet of an RH or RL District; (2) 40 feet within 50 feet of an RH, RL or RM1 District; and (3) 50 feet within 100 feet of any Residential District.
	2. The building setback from a Residential District boundary shall be 15 feet for interior side yards and 20 feet for rear yards.
	3. A landscaped planting area, a minimum of 10 feet in width, shall be provided along all Residential District boundaries. A tree screen shall be planted in this area with trees planted at a minimum interval of 15 feet.

	B. Perimeter Landscaping. A perimeter planting strip shall be provided along all arterial streets and street frontages that are opposite Mixed-Use and Residential zoning districts.
	C. Additional Height Exceptions – IG and IW Districts. Processing equipment associated with port activities and with oil and gas refining may exceed the height limits.

	15.04.204.040 Supplemental Regulations
	A. Building Design Near Interstate Highways 580 and 80. For any site that is fully or partially located within 200 feet of the right-of-way line of an Interstate Highway, buildings shall be designed with four-sided architecture where each exterior wal...
	B. Sidewalks. Sidewalks shall be provided if none already exist or if the existing sidewalks are in poor condition.
	C. Drive-In and Drive Through Facilities. Drive-in and drive-through facilities are not permitted in IG and IW districts and require a Conditional Use Permit in ILL and IB districts.
	D. Parking Location. Parking shall be located at the side or rear of buildings wherever possible.
	1. Customer parking should be located near the office area.
	2. Where parking is located between a building and a street, a landscaped setback at least 10 feet wide must be provided between the parking area and adjacent right-of-way.

	E. Limitations on Curb Cuts. Wherever possible, parking and loading entrances shall share curb cuts in order to minimize the overall number of curb cuts. On corner lots, curb cuts shall be located on the street frontage with the least pedestrian activ...
	F. Truck Docks, Loading, and Service Areas. The outermost point of the truck docks, loading, and service areas are not permitted within 20 feet of the boundary of a Residential District.


	Article 15.04.205 Public, Cultural, and Institutional & Parks and Recreation Districts
	15.04.205.010 Purpose
	A. Provide land for development of public, cultural and institutional uses that provide services to the community;
	B. Provide land for parks and recreation facilities; and
	C. Ensure design compatibility between public uses and adjacent residential neighborhoods.

	15.04.205.020 Land Use Regulations
	15.04.205.030 Development Standards
	15.04.205.040 Supplemental Regulations
	A. Landscaping. A minimum of 20 percent of the site must be landscaping.
	B. School Sites. In the event of closure of a school, the primary planned use of these sites remains for education and associated recreation purposes unless a General Plan amendment changes the land use designation.
	C. Truck Docks, Loading and Service Areas. Truck docks, loading areas, and service areas must be located at the rear or interior sides of buildings and screened so as not to be visible from public streets or residential properties.


	Article 15.04.206 Open Space District
	15.04.206.010 Purpose
	15.04.206.020 Land Use Regulations
	15.04.206.030 Development Standards
	15.04.206.040 Supplemental Regulations
	A. Truck Docks, Loading and Service Areas. Truck docks, loading areas, and service areas must be located at the rear or interior sides of buildings and screened so as not to be visible from public streets or residential properties.
	B. Abutting Residential Districts. When a lot abuts a Residential zoning district, the setbacks of the abutting district apply.


	Article 15.04.207 Agricultural District
	15.04.207.010 Purpose
	15.04.207.020 Land Use Regulations
	15.04.207.030 Development Standards
	15.04.207.040 Supplemental Regulations
	A. Truck Docks, Loading and Service Areas. Truck docks, loading areas, and service areas must be located at the rear or interior sides of buildings and screened so as not to be visible from public streets or residential properties.
	B. Abutting Residential Districts. When a lot abuts a Residential zoning district, the setback standards of the abutting district apply. Barns, greenhouses, solar panels, and animal enclosures shall be at least 50 feet from a Residential district.
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	Article 15.04.302 Creek Protection Overlay District
	15.04.302.010 Purpose and Applicability
	A. Enhance creek corridors and riparian areas to extend the City’s green infrastructure by restoring riparian habitat with appropriate vegetation and channel design; removing culverts and hardened channels where appropriate; improving creek access; av...
	B. Promote restoration of urban creeks and coordinate with property owners and local interest groups in restoration efforts.
	C. Require daylighting of creeks that are currently in culverts or hardened channels, where feasible, in redevelopment projects.
	D. Establish standards that allow public access in the floodplain and buffers along creek corridors without compromising the integrity of sensitive habitats.
	E. Secure land adjacent to creeks as permanent public open space through dedication or easements, wherever feasible and desirable; and
	F. Increase access to creeks for maintenance purposes; and
	G. Establish best management construction and maintenance practices for creek corridors that will ensure their long-term viability.

	15.04.302.020 Creek Determinations and Creek Mapping
	A. Determination Criteria. A creek is a watercourse that carries water, whether identified or unidentified, from either a permanent or natural source, either intermittently or continuously and runs in a defined natural or engineered channel or continu...
	1. Micro-topography such as a "U" or "V" shape channel typically located at the low point of a macro-topographic feature.
	2. Macro-topography consisting of bowl, "U", or "V" shaped topography with high points draining to a valley or ravine as part of a large drainage network leading to larger creeks or the San Francisco Bay and San Pablo Bay.
	3. Flatland topography may consist of creeks in a shallow bowl or "U" shaped topography. Generally, these creeks flow from the hills toward the San Francisco Bay and San Pablo Bay following the slope of the land.

	B. Indicator Features. Determinations of the existence of a creek may also be based on whether any or all of the following features are present:
	1. A riparian corridor, meaning a corridor of relatively denser vegetation roughly parallel to the creek channel, or soil conditions that would support native riparian vegetation.
	2. A creekbed with material that differs from the surrounding geologic material (i.e., more rocky, or gravelly, little or no vegetation, sorted by size).


	15.04.302.030 Alterations to Streambed and Riparian Vegetation
	A. General Prohibition. It shall be unlawful for any person, organization, institution, corporation or the City to fill, or cause to be filled, to obliterate or cause to be obliterated, to obstruct or cause to be obstructed, to place riprap or any deb...
	B. Exceptions. Grading, alteration to the natural contours of the land, cutting or alteration, or removal of creek bank vegetation within the creek or creek setback area shall be permitted only in the following instances:
	1. Protection Projects. Projects necessary to protect adjacent land and structures from imminent flooding, erosion or landslide hazards, or maintenance or capital improvement.
	2. Creek Restoration and Enhancement. Creek restoration projects, subject to a conditional use permit and, if required, the approval of the California Department of Fish and Game, the U.S. Army Corps of Engineers, and the California State Water Resour...
	a. Provides equal or better habitat and creek protection as compared to existing conditions;
	b. Not impair the functional capacity of the habitat;
	c. Not cause significant creek bank erosion;
	d. Not have a detrimental effect on water quality or quantity; and
	e. Be conducted or overseen by a certified professional with expertise in stream restoration and fluvial geomorphology processes.

	3. Low Intensity Passive Recreation. Construction of pedestrian and bicycle paths or greenbelts, foot bridges, nature study areas or conservation uses that do not significantly alter the natural contours of the land or compromise the integrity of sens...
	4. Approved Structures. Structures required for the construction of a structure approved under Section 15.04.302.050 and 15.04.302.060 and where the building permit for such structure has been issued.


	15.04.302.040 Construction near Creek Culverts and Channelized Creeks.
	A. The following structures shall be exempt from the requirements of this section:
	1.  Any fence, arbor, trellis, pergola, gazebo, play structure or other similar unenclosed accessory structure not within the creek setback.
	2. Retaining walls less than three feet in height.
	3. Flag and light poles.
	4. Solar energy equipment.
	5. Prefabricated or other moveable one-story detached accessory buildings that are not permanently attached to a foundation.

	B. When daylighting is feasible, the application for a conditional use permit must include engineering and construction details for daylighting and restoring the creek to a natural condition using best practices for preservation and management of urba...
	C. The Planning Commission may approve reasonable increases in density and reductions in setbacks and parking requirements as mitigation for the development constraints and costs associated with daylighting and creek restoration.
	D. If the City Engineer determines that daylighting is infeasible, the applicant shall submit a report from a structural engineer, contemporaneously, with the application for a building permit, that establishes to the satisfaction of the City Engineer...
	1. The structural integrity of the culvert under existing conditions is acceptable to the City Engineer and will not be compromised by the proposed construction;
	2. The proposed construction will not impede access for the responsible party to repair and maintain the culver; and
	3. The flow of the creek will not be impeded nor its water quality impaired.


	15.04.302.050 Creek Setback
	A. Setbacks Required. All new structures, additions to existing structures, and new impervious surfaces, including driveways and patios, in the vicinity of an open creek or a culverted creek designated by the City Council for future daylighting shall ...
	1. A minimum of 20 feet from the top of a creek bank, provided the bank or edge of riparian vegetation can be clearly determined, or
	2. A minimum of 30 feet from the centerline of the creek if the bank or edge of riparian vegetation cannot be clearly determined.
	3. The Zoning Administrator, in consultation with the City Engineer, may establish a different setback based on the results of a creek assessment report as required by subsection 15.04.302.060E) and on flooding potential with a 100-year storm as deter...

	B. Separation of Public and Private Areas. Fencing may be required within creek setback areas to separate public or private use areas from the creek corridor and prevent encroachment in habitat areas. Fencing shall be designed to permit emergency and ...

	15.04.302.060 Permitted Uses and Limits on Uses Within Creek Setbacks
	A. Allowed Uses Within Setback. Permitted uses within a creek setback are limited to:
	1. Passive recreational, educational, and existing non-structural uses, including private open space and public open space with pedestrian or bicycle paths, in accordance with best management practices.
	a. Any trail or greenbelt within the creek setback must be a minimum of five feet from the top of the creek bank, unless an engineered slope justifies a reduced buffer, which shall be no less than one foot.
	b. Pedestrian and bicycle trails and greenbelts within the creek setback shall be a minimum five feet in width, and hiking-only trails may be a three to five feet in width.
	c. Any paving within a creek setback must be permeable.

	2. Utility lines, pipelines, drainage and flood control facilities. All turf areas, irrigation and drainage shall be designed to drain away from creek corridors to avoid impacts of irrigation and chemical use of pesticides and herbicides.
	3. Public bridges and public road approaches to bridges to cross a creek.

	B. Conditionally Permitted Uses Within Setback. Parking associated with permitted uses allowed on abutting property and bridges and road approaches to bridges to cross a creek may be permitted with the approval of a conditional use permit, provided th...
	1. Alternative locations for parking and vehicle access are physically infeasible or more environmentally damaging; and
	2. An NPDES permit has been obtained for any parking areas located within the setback and all conditions of the NPDES permit are met.

	C. Minor Unroofed Structures Within Setback. Minor unroofed structures such as fences, walls, decks, or benches may be allowed within the creek setback with an administrative use permit, provided the Zoning Administrator determines that:
	1. The structure does not add any new impervious surface except for vertical structural elements such as posts or columns;
	2. No alterations to drainage will intensify or channelize water drainage into the creek;
	3. Construction of the structure will not remove or alter riparian vegetation;
	4. Best management practices are used to prevent erosion during construction; and
	5. No structural elements are located closer than 15 feet from the top of the creek bank.

	Exceptions may be granted with a conditional use permit.
	D. Roofed Structures Within Setback. Structures having a roof supported by columns or walls, including dwellings, garages, other accessory buildings and commercial buildings, are not permitted within the creek setback. Exceptions may be granted with a...
	1. Alternative locations outside the setback area or within the existing building footprint have been studied and found to be physically infeasible or more environmentally damaging;
	2. Adverse environmental effects are mitigated to the maximum extent feasible, and all feasible measures for creek protection are incorporated as conditions of project approval, including measures to protect riparian vegetation and wildlife and preven...
	3. The exception is necessary to allow a reasonable use of the site, similar to that on similarly zoning districts land in the vicinity; and
	4. No structure is closer than 15 feet from the top of the creek bank.

	E. Required Submittals for Roofed Structures. An application for an exception to creek setback requirements for roofed structures shall include all of the following:
	1. A creek assessment report that delineates the location of the creek centerline, the top of the creekbank and the creek setback area, describes the needs and purposes of the proposed project, and includes a site plan of the proposed development that...
	2. Justification for seeking the exception, including why other alternative locations are infeasible, and how the setback encroachment will be minimized to the greatest extent possible.
	3. Any reports such as soil reports, surveys, hydrology study, or civil engineering drawings, as required by the Zoning Administrator, to determine whether the proposed project will have an adverse impact on the creek and to propose revisions or condi...
	4. A creek protection and riparian habitat plan that meets all of the following requirements shall be prepared by a landscape architect, hydrologist, biologist, environmental review professional, or other professional approved by the Zoning Administra...
	a. The site development plan minimizes impervious surfaces and vegetation loss and site disturbance to the maximum extent feasible;
	b. The volume and velocity of storm water runoff to creeks or storm drains is not increased by the project. Storm water detention and treatment facilities are incorporated, such as permeable products porous pavement, modular pavers and decks instead o...
	c. Erosion control and slope stability measures are incorporated, such as additional native tree and vegetation planting; erosion control fabric such as jute netting; terracing or berms; and crib walls with slope stabilization native vegetation planting.
	d. Best management practices are employed to assure that construction activity will not adversely impact the creek bank, riparian corridor, water flow, or water quality and include locating debris and construction materials away from the creek; protec...
	e. Restoration and enhancement vegetation is proposed for all riparian habitat affected by the development.


	F. Exceptions to Required Submittals. The Zoning Administrator may grant exceptions to submittal requirements for projects that will not disturb the land or where on-site conditions clearly demonstrate that the site has no riparian vegetation. An appl...
	G. Conditions of Use Permit Approval for Roofed Structures Within a Creek Setback. Approval of any roofed structure within the creek setback area is subject to the following requirements:
	1. All measures specified in the creek and riparian habitat protection plan shall become conditions of approval for the project. In addition, all such measures shall be carried out prior to completion of construction or concurrently with the installat...
	2. All required permits from the California Department of Fish and Game, the U.S. Army Corps of Engineers, the California State Water Resources Control Board, or other applicable agency shall be obtained prior to, or concurrently with the approval of ...
	3. A construction management plan shall be submitted, reviewed, and approved with all building permit applications that demonstrates how creek and riparian habitat protection measures will be implemented throughout construction.


	15.04.302.070 Culverts, Walls, and Other Structures within Creeks
	A. When Allowed. Culverting and riprapping shall be prohibited unless an applicant presents compelling evidence that there is no other reasonable means to prevent the erosion of adjacent supports, foundations, or property. An administrative use permit...
	B. Determination of No Feasible Alternatives. A permit to construct any wall, culvert, drain, bulkhead or other structure pursuant to this Section shall not be granted if the Zoning Administrator determines that that applicant has a reasonable alterna...
	1. Excavating to restore a natural meander, stream geometry and channel roughness.
	2. Clearing debris.
	3. Flood proofing through a minor redesign of buildings, relocation of porches or other minor structures, sheds, garages, raising of such structures, or raising the grade of adjacent land.
	4. Removing structures.
	5. Stabilizing the bank using vegetation or soil bio-engineering that does not degrade the existing natural environment. This may include the use of vegetated and dirt filled gabions, vegetated wood crib walls, live and dead brush matting, fascines, b...
	6. Vegetation management that can include selective clearing that retains a riparian canopy and root structure to preserve riparian habitat, control unwanted undergrowth and stabilize banks.
	7. Changes in site design, including but not limited to removal of impervious surface area.

	C. Coordination with Other Permit Requirements. All required permits from the California Department of Fish and Game, the U.S. Army Corps of Engineers, and the California State Water Resources Control Board shall be obtained prior to, or concurrently ...

	15.04.302.080 Construction Monitoring, Inspection and Maintenance Programs
	A. Prevention of run-off during construction, which may include debris and sediment removal, clearing of brush and other vegetation that trap sediment;
	B. Vegetation management;
	C. Bank stabilization;
	D. Temporary water diversions;
	E. Construction scheduled for the dry season; and
	F. High flow bypass until the system is stabilized.


	Article 15.04.303 Historic Districts and Landmarks Overlay Districts
	15.04.303.010 Specific Purposes
	A. Promote the general welfare by providing for the identification, protection, enhancement, perpetuation, and use of improvements, buildings, structures, signs, features, sites, places, and districts within the City that reflect important elements of...
	1. Encourage public knowledge, understanding, appreciation, and use of the City's past;
	2. Foster civic pride in the beauty and personality of the City and in the accomplishments of its past;
	3. Enhance the visual character of the City by encouraging new design and construction that complement the City's historical buildings;
	4. Increase the economic benefits of historic preservation to the City and its inhabitants;
	5. Protect property values within the City;
	6. Identify as early as possible and resolve conflicts between the preservation of historical resources and alternative land uses;
	7. Conserve valuable material and energy resources by encouraging continued or adaptive re-use and maintenance of the existing built environment;
	8. Provide a procedure for detailed application of the California Environmental Quality Act (CEQA) as it pertains to historic resources as defined in Section 21084.1 of the California Environmental Quality Act;
	9. Maintain designation as a Certified Local Government under 36 CFR Part 61 and satisfactorily perform responsibilities delegated by the State of California;
	10. Facilitate application of and compliance with federal legislation affecting historic properties, including Section 106 of the National Historic Preservation Act of 1966 (as amended);
	11. Identify properties and maintain a system for the survey and inventory of historic properties;
	12. Provide for adequate public participation in the application of public policy in historic preservation, including the process of recommending properties for nomination to the National Register of Historic Places, the California Register of Histori...
	13. Provide owners of historic properties reasonable economic uses and inform them of available economic incentives for historic preservation;
	14. Provide a constitutional right of owners for due process for restrictions or proposed restrictions on the use of historic properties;
	15. Provide for zoning flexibility, preservation easements, and use of the State Historic Building Code;
	16. Deter demolition, destruction, alteration, misuse, or neglect of historically or architecturally significant districts, sites, buildings, structures and objects that are important to the city's past;
	17. Foster development tailored to the character and significance of each historic district through a historic district conservation plan that includes design standards; and

	B. Enable the use of the Mills Act to provide an economic incentive for the restoration and preservation of qualified historic properties by private property owners through reduced property taxes.

	15.04.303.020 Terminology
	1. A building contributing to the historic significance of a district is one that by location, design, setting, materials, workmanship, feeling and association adds to the district's sense of time and place and historical development.
	2. A building not contributing to the historic significance of a district is one that does not add to the district's sense of time and place and historical development; or one where the location, design, setting, materials, workmanship, feeling and as...
	3. Ordinarily, buildings that have been built within the past 50 years shall not be considered to contribute to the significance of a district unless a strong justification concerning their historical or architectural merit is given or the historical ...
	1. Point Richmond Historic District;
	2. Winehaven Historic District.
	3. Richmond Shipyards Historic District
	4. Civic Center Historic District
	1. Alvarado Park, East Bay Regional Park District;
	2. Carquinez Hotel;
	3. East Brother Light Station, U.S. Coast Guard;
	4. Ellis Landing Site;
	5. Ellis Landing Shellmound Site;
	6. Ferry Point Pier, East Bay Regional Park District;
	7. Ford Motor Company Assembly Plant;
	8. Giant Powder Works, East Bay Regional Park District;
	9. Lower San Pablo Creek Archaeological District;
	10. Richmond Museum of History (4th and Nevin);
	11. Stege Mounds Archaeological District.

	15.04.303.030 Applicability
	15.04.303.040 Establishment of -H Historic Overlay Districts and -L Landmark Designations; Zoning Map Designators
	A. An -H Historic Overlay District designation may be applied to any significant area or historic district, and an -L Landmark designation may be applied to any significant building on the Richmond Historic Register. These overlay designations may be ...
	B. Each -H Historic District or -L Landmark designation shall be shown on the zoning map by adding an -H or an -L designator, respectively, to the base zoning district designation followed by the number of the Historic District or Landmark designation...

	15.04.303.050 Initiation
	A. An application for an amendment to the zoning map for an -H Historic District designation or -L Landmark designation may be initiated by the City Council, the Planning Commission, the HPC, or by any resident of the City.
	B. Upon initiation, notice shall be provided in accordance with the provisions of Article 15.04.803 (Common Procedures). The Zoning Administrator shall post a Public Notice at the Richmond Civic Center and on the City’s website and inform by mail all ...
	C. If the designation is initiated by a property owner, the application must be accompanied by such historical and architectural information as is required by the HPC to make an informed recommendation concerning the application, together with the req...

	15.04.303.060 -H and -L Overlay District Designation Criteria
	A. Upon the recommendation of the HPC and the approval of the City Council, a building, structure, object, site, or area not already designated as a historic or archaeological resource may be subject to a –H or –L overlay designation if it is found to...
	1. It exemplifies or reflects valued elements of the City’s cultural, social, economic, political, aesthetic, engineering, archaeological, or architectural history;
	2. It is identified with persons or events important in local, state, or national history;
	3. It reflects significant geographical patterns, including those associated with different eras of settlement and growth, particular transportation modes, or distinctive examples of park or community planning;
	4. It embodies distinguishing characteristics of an architectural style, type, period, or method of construction, or is a valuable example of the use of indigenous materials or craftsmanship; or
	5. It is representative of the notable work of a builder, designer, or architect whose style influenced the City’s architectural development.
	6. A structure, site, or other improvement which meets any of the above criteria at the highest level, and whose loss would be a major loss to the City, may be designated a Richmond Historic Landmark.


	15.04.303.070 Procedure for Designating Property
	A. Eligibility for Designation of Historic Districts. A geographic area within the City that is included in the Richmond Historic Register may be designated with the -H or -L overlay if one or more of the designation criteria in Section 15.04.303.050 ...
	B. Optional District Historic Conservation Plan. Prior to filing an application for rezoning to apply an -H overlay, the applicant may prepare an optional Historic District Conservation Plan with the assistance of the Planning Department. Each Conserv...
	1. A map and a detailed description of the proposed district, including boundaries; number of contributing elements and non-contributing elements, the age, setting, and character of the contributing elements; a map or list of addresses of each contrib...
	2. A statement of the architectural or historical significance of the proposed district;
	3. A list of specific alterations (such as the replacement of windows, remodeling of an entryway, addition of dormers to the roof, or construction of a deck or staircase) that shall be subject to design review in order to protect the architectural or ...
	4. A set of specific development guidelines for new construction and alterations necessary to preserve the character of the proposed district. The guidelines must include but are not limited to the following topics: architectural design, construction ...

	C. Application Requirements.
	1. Eligibility for Filing. An application for rezoning to apply an -H overlay zoning district or -L landmark designation may be initiated by the HPC, City Council, Planning Commission, or the property owner.
	2. Fee A fee as established in the City’s Master Fee Schedule.
	3. Application Contents. The application shall include basic information on the proposed designation and the reasons justifying it and, in the case of an -H designation, the optional Historic Conservation Plan containing the information in paragraph B...
	4. Additional Information May Be Requested. Prior to accepting the application as complete, the Zoning Administrator may request additional information, plans or materials deemed necessary to support the application.

	D. Review and Approval.
	1. Preliminary Review. The HPC shall consider the proposed designation and make a preliminary determination based on the documentation provided whether to proceed with the designation process.
	2. Technical Assistance. The Zoning Administrator or Historic Preservation Commission may require and request the evaluation and analysis of a qualified preservation architect, archaeologist, architectural historian, or preservation landscape architec...
	3. Study Session. If the HPC determines that the process of designating a Historic District or Landmark should proceed, it shall conduct at a minimum, one noticed study session to explain the proposal and the amendment process to neighborhood resident...
	4. Public Hearing. If the HPC determines that an -H or -L designation may be appropriate and complies with the criteria of Section 15.04.303.050, the proposed district shall then be the subject of a public hearing before the City Council. noticed in a...
	5. Required Findings. In addition to the findings for the approval of a rezoning, a rezoning to apply the -H or -L designation shall require that the HPC, the Planning Commission, and Council shall also find that the proposed district or landmark has ...
	6. City Council. Within thirty days of the close of the public hearing, the Historic Preservation Commission shall recommend approval in whole or in part or disapproval of the application for designation in writing to the Council, setting forth those ...
	7. Adoption of Historic Conservation Plan (Optional). An ordinance establishing an -H district may be accompanied by a resolution approving a Historic District Conservation Plan, in the form submitted or as revised by the HPC, the Planning Commission,...
	a. The development guidelines included within the Historic Conservation Plan may modify the development regulations of the base zoning district, but shall not change the maximum density or intensity standards of the base zoning district, nor alter the...
	i. Transitional height, setbacks, and upper-story stepbacks for non-contributory buildings adjacent to contributory buildings, when height is a character defining feature of a district; and
	ii. Parking requirements when a historic resource does not include on-site parking, and the zone has parking requirements.

	b. A guideline shall be found to be a significant alteration of base zoning district regulations if it substantially prevents property from being used in compliance with the provisions of the base zoning district, or creates a substantial number of no...

	8. Amendment of Landmark Conservation Plan. An adopted Historic Conservation Plan may be amended by the HPC after holding a duly-noticed public hearing. Major amendments affecting land use and development regulations require approval of the Planning C...

	E. Post Adoption Actions to Preserve a Site. Following an eligibility determination, in addition to the process described above, the HPC may take action within the scope of its powers and duties as it determines are necessary for the preservation of a...
	F. Amendment or Rescission. The subject property owner, Historic Preservation Commission, or Council may initiate, amend or rescind any designation of an historical resource or historic district in the same manner and procedure as are followed for des...

	15.04.303.080 Permit or Work Moratorium
	15.04.303.090 Richmond Historic Register
	A. Recording of Historic Resources. Designations of historic resources (buildings, structures, objects or sites) pursuant to this Article shall be recorded in the Richmond Historic Register. The Richmond Historic Register shall be maintained on file w...
	B. Deletion of a Listed Structure Due to Demolition. When a listed structure has been demolished pursuant to any provisions of this Code, the City Clerk, upon notice thereof, shall cause such listed structure to be deleted from the Richmond Historic R...

	15.04.303.100 Land Use and Property Development Regulations
	A. General Requirements. Proposed development and new land uses within an -H or -L overlay zoning district shall comply with all applicable requirements of the base zoning district, except:
	1. Where modified by another overlay zoning district;
	2. Where the Planning Commission grants an exception to the land use regulations of the base district zoning through a conditional use permit approval after determining that the exception is necessary to permit the preservation or restoration of a his...
	3. In the event of a conflict between the requirements of the base zoning district or another overlay zoning district and the Historic Conservation Plan, the Historic Conservation Plan shall supersede.

	B. Ordinary Maintenance and Repair; Repair for Public Safety.  Nothing in this section is intended to prohibit ordinary maintenance or repair of any exterior or interior architectural features in or on any property subject to an -H or -L overlay distr...
	C. Preservation Easements. Preservation easements on the facades of buildings designated as a landmark may be acquired by the City or nonprofit group through purchase or donation pursuant to Civil Code Section 815.
	D. State Historic Building Code.  The California State Historic Building Code provides alternative building regulations for the rehabilitation, preservation, restoration or relocation of structures designated as cultural resources.  Such work on desig...

	15.04.303.110 Historic Building Code
	To the extent allowable under state law, the Building Official shall apply the State Historic Building Code (CCR Title 24, Part 8) for alterations and additions to structures on the Richmond Historic Register, California Register of Historical Places...

	15.04.303.120 Certificates of Appropriateness
	A. Authority. The HPC shall have the authority to review and approve, approve with conditions, or reject a certificate of appropriateness pursuant to the procedures and criteria in this section.
	B. Exemptions. No certificate of appropriateness is required for ordinary maintenance; interior modifications; work pre-approved in a Mills Act contract; and any development, alteration, restoration, rehabilitation, or relocation that is not specifica...
	C. Criteria. To approve an application for a certificate of appropriateness, the HPC or the Zoning Administrator in the case of minor alterations and additions shall find that the proposed work confiorms to the Secretary of the Interior’s Standards fo...
	1. Whether the proposed construction, reconstruction, or relocation is appropriate and consistent with this section and, if applicable, the Historic Conservation Plan for the historic district.
	2. Whether the applicant has demonstrated that every reasonable effort will be made to minimize alteration of any contributory structure or designated landmark and preserve its integrity.
	3. With regard to any property located within an historic district but which is not a contributing structure, the proposed work does not adversely affect the character and integrity of the district.
	4. Whether the distinguishing original qualities or character of a contributory building, structure, or object, or site and its environment will not be destroyed, and the removal or alteration of any historic material or distinctive architectural feat...
	5. Whether changes which may have taken place in the course of time are evidence of the history and development of a contributory structure or site and its environment and that such changes which may have acquired significance in their own right, will...
	6. Whether distinctive stylistic features or examples of skilled craftsmanship which characterize a structure or site will be retained, to the extent reasonably possible.
	7. Whether any proposed project will have a minimal impact on any destroy significant historical, architectural, or cultural material, and will be compatible with the size, scale, color, material, and character of the property, neighborhood, or enviro...
	8. Whether additions or alterations to contributory buildings, structures, objects or sites or designated landmarks will be done in a manner that, if such additions or alterations were to be removed in the future, the essential form and integrity of t...

	D. Conditions. The Zoning Administrator may recommend, and the HPC may impose, all reasonable conditions to ensure compliance with the Historic Conservation Plan or maintain the integrity of the Landmark.
	E. Amendment to Certificate of Appropriateness.  A certificate of appropriateness may be amended, extended, or modified at any time over the life of the building, only in accord with the procedures and criteria established for its original approval.

	15.04.303.130 Demolition Permits
	A. Application for a Demolition Permit. An application for a permit to demolish a building, structure, or object not listed in the Richmond Historic Register but is 50 years old or older shall include an eligibility evaluation on DPR523 series forms, ...
	B. Referral to HPC. If a structure is eligible for listing as a historic resource, the Zoning Administrator shall refer the matter to the HPC. The HPC shall review the completed DPR523 series form, and the Zoning Administrator’s opinion, and determine...
	1. If the determination is negative, no other action is required by the applicant.
	2. If the opinion is positive, then the applicant shall submit a DPR523 series form completed and signed by an individual meeting the U.S. Secretary of the Interior's professional qualification standards for history or architectural history and the Di...
	3. If the building, structure, or object is determined to be eligible for listing either individually or as a contributing element, a Certificate of Appropriateness shall be required.
	4. An eligibility determination for listing in the Richmond Historic Register may be appealed to the City Council. An eligibility determination for listing in the National Register of Historic Places or the California Register of Historic Resources ma...

	C. Exceptions.
	1. A demolition permit for any property within the area covered by the Project PRISM Historic Resource Survey Report shall not be discretionary or require a Certificate of Appropriateness unless the property is listed in the Project PRISM Historic Res...
	2. Unless exempt from permit requirements by other laws or codes, a demolition permit shall be ministerial for the demolition of process equipment, goods movement equipment and facilities, and construction installations, as these are defined in this c...


	15.04.303.140 Maintenance and Upkeep
	A. Duty to Maintain. All property owners in -H Historic Overlay Districts and all property owners of buildings, structures, or objects assigned  an -L Landmark designation shall have the obligation to maintain structures and premises in good repair, a...
	B. Ordinary Maintenance and Repair. Nothing in this Article shall be construed to prevent the ordinary maintenance or repair of any exterior feature of any property covered by this Article, so long as such maintenance or repair does not involve a chan...
	C. Standards of Review. The standards of review for "good repair" and "disrepair" are as follows:
	1. Good Repair.  Includes and is defined as the level of maintenance that ensures the continued availability of the structure and premises for a lawfully permitted use, and prevents unreasonable deterioration, dilapidation, and decay of the exterior p...
	2. Disrepair. Includes but is not limited to unreasonable deterioration of exterior walls, plaster, mortar or vertical or horizontal supports; deterioration of roofs and exterior chimneys; ineffective waterproofing, including broken windows or doors; ...

	D. Notice to Comply. If the Zoning Administrator determines that a historic resource or any other property in an -H District or any designated Landmark is being neglected and subject to damage from weather or vandalism, the Zoning Administrator shall ...
	E. Prevention of Demolition by Neglect.
	1. General Obligation. The owner, lessees and any other person in actual charge or possession of an historical resource shall prevent demolition by neglect.
	2. Approval of Demolition with Showing of Extreme Hardship. If the applicant for an alteration or demolition permit presents facts clearly demonstrating to the satisfaction of the HPC that failure to approve an application will cause an immediate extr...
	a. Denial of the application will diminish the value of the subject structure or property so as to leave substantially no value.
	b. Sale or rental of the property is impractical, infeasible, or uneconomic, when compared to the cost of holding such property for uses permitted in this zone.
	c. Improvement of the property in a manner which would preserve its character defining features is impractical, infeasible, or uneconomic.



	15.04.303.150 Enforcement and Penalties.
	A. Any person who violates a requirement of this Article or fails to obey an order or permit issued pursuant thereto shall be guilty of a misdemeanor.
	B. Any person who constructs, alters, removes or demolishes a historic resource or Landmark in violation of this Article shall be required to restore the building, object, site or structure to its appearance or setting prior to the violation to the ex...

	15.04.303.160 Mills Act Contracts
	A. Purpose and Authority. Under the provisions of the Government Code (Section 50280 et seq., known at the Mills Act), the City may contract with the owner of any property listed on the National Register of Historic Places, California Register of Hist...
	B. Program Applicability. All properties listed on the City’s Historic Register and within an -H overlay or designated as a Landmark with an -L designation are eligible for Mills Act contracts. Potential historic properties are encouraged to seek desi...
	C. Term of Contract.
	1. All Mills Act contracts shall have a term of ten years and one year shall be added to this term annually upon each anniversary date of the contract unless one or both parties have taken action to terminate the contract. The City Manager shall be au...
	2. If the property owner or the City desires in any year not to renew the contract, that party must serve written notice of nonrenewal of the contract on the other party in advance of the annual renewal date of the contract. Unless the notice is serve...
	3. Upon receipt by the owner of a notice from the City of nonrenewal, the owner may make a written protest of the notice of nonrenewal. The City may, at any time prior to the renewal date, withdraw the notice of renewal.
	4. If the City or the owner serves notice of intent in any year not to renew the contract, the existing contract shall remain in effect for the balance of the period remaining since the original execution or the last renewal of the contract, as the ca...

	D. Application.
	1. Any person may file an application with the HPC to enter into a Mills Act contract. An application must be accompanied by the applicable application fee, which shall be non-refundable.
	2. An application shall contain the following information:
	a. Name and address of the applicant and of all owners of the subject property;
	b. Evidence that the applicant is the sole owner of the subject property or has the written permission of all owners to make such application and the grant deed;
	c. The location and legal description of the subject property;
	d. Photos of the property demonstrating its historic significance;
	e. A County Assessor’s Parcel map;
	f. The most recent property tax bill;
	g. Evidence that the subject property is a qualified historic property (meaning a site/area/building subject to an -H or -L designation);
	h. A proposed plan for the preservation and, when necessary, the restoration and/or rehabilitation of the subject property, including a schedule and cost estimates prepared by licensed businesses, for all construction and maintenance work proposed to ...
	i. Evidence satisfactory to the HPC that execution of the Mills Act contract will result in the preservation and, when necessary, the restoration and/or rehabilitation of a qualified historic property; and
	j. Such other information as the HPC may require.


	E. Inspection of the Property. After the HPC determines that an application to participate in the City’s Mill Act Program is complete, the Zoning Administrator shall cause to be conducted, and the owner or owners shall allow, one inspection of the ext...
	F. Grant or Denial of the Application.
	1. Grant of Application. The HPC may recommend that the City Council authorize the City Manager to grant an application if, after the inspection required, the HPC determines that the information and evidence contained in the application has been subst...
	2. Denial of Application. The HPC shall deny the application if it fails to contain the information and evidence required by applicable provision of the Government Code, or if the HPC determines that such evidence and/or information has not been satis...
	3. No Administrative Appeal. The decision of the HPC to deny the application shall be final and shall not be subject to administrative appeal.

	G. Exemption from Disqualification. Where a qualified historical property is ineligible to participate in the Program because of any provisions of this article or the Mills Act, the owner or other person authorized by the owner may file a request with...
	1. Requirements for Exemption Request. A request for an exemption shall be accompanied by the applicable application fee and the applicable exemption request fee. The exemption request shall include evidence that, notwithstanding the disqualifying pro...
	2. Zoning Administrator's Recommendation. Upon completion of his/her review of the exemption request and inspection of the subject property, the Zoning Administrator shall make a recommendation to the HPC to approve or deny the request based on the cr...
	3. HPC Decision. The HPC shall be presented with information regarding the application for a Mills Act contract in a Staff report. The HPC may grant the exemption request if it finds that the applicant has substantiated the information and evidence re...

	F. Required Provisions for Mills Act Contract. A Mills Act contract must contain all of the provisions required by sections 50280, 50281, and 50282 of the Government Code, including provisions that require:
	1. That the preservation, and any restoration and/or rehabilitation of the qualified historical property, conform to any rules and regulations established or adopted by the City regarding the preservation, restoration, and/or rehabilitation of qualifi...
	2. An inspection of the interior and exterior of the premises by the Department every five years, or on any more frequent basis as the Zoning Administrator deems necessary, to determine the owner's or owners' compliance with the contract and a full re...
	3. The owner or owners to provide all information requested by the Zoning Administrator and/or the HPC, for purposes of determining the owner's or owners' compliance with the contract.
	4. Such other terms and provisions as the Zoning determines are necessary.

	G. Recordation of a Mills Act Contract. Not later than 20 calendar days after the execution of property Mills Act contract, the Zoning Administrator shall cause to be recorded with the County Recorder a copy of the contract, which contract must adequa...
	H. Cancellation of a Mills Act Contract. A Mills Act contract shall be cancelled under the circumstances and pursuant to the procedures described in State law.


	Article 15.04.304 Interim Study Overlay District
	15.04.304.010 Specific Purpose and Applicability
	15.04.304.020 Zoning Map Designator
	15.04.304.030 Study Districts Established
	A. IS-1 includes the Form-Based Code study area which includes Downtown Richmond and adjacent mixed use corridors;
	B. IS-2 includes the Richmond Bay Specific Plan study area; and
	C. IS-3 includes the Point Molate study area, where the City Council has initiated a review of appropriate zoning, development standards and related open space for General Plan implementation in the context of the Point Molate Reuse Plan.

	15.04.304.040 Land Use Regulations
	A. Use Permit Required. Approval of a conditional use permit or, in the case of the IS-1 and IS-2 overlay districts, an administrative use permit shall be required for establishment of a new use or expanded use adding more than 10 percent to the exist...
	B. Required Findings. In addition to the findings required for use permits by Article 15.04.806 and additional findings that may be required for specific use classifications, approval of a conditional use permit in the IS district shall require a find...

	15.04.304.050 Development Regulations
	15.04.304.060 Expiration of IS District Ordinance – Renewal
	15.04.304.070 Resubmittal of Development Proposals

	Article 15.04.305 Neighborhood Conservation Overlay District
	15.04.305.010 Purpose and Applicability
	15.04.305.020 Minimum Area; Eligibility for Designation
	A. Residential development in the proposed district must have begun at least 25 years prior to date the Neighborhood Conservation Overlay District is proposed.
	B. At least 75 percent of the land within the proposed boundaries for the district must be developed.
	C. The area must possess unifying distinctive elements of a built environment that create an identifiable setting, character and association.

	15.04.305.030 Establishment of -NC Neighborhood Conservation Overlay District; Zoning Map Designators
	15.04.305.040 Initiation; Neighborhood Council Consultation
	15.04.305.050 Neighborhood Conservation Plan Contents
	A. A map and description of the proposed district, including boundaries; the age, setting, and character of housing; distinctive elements of neighborhood and streetscapes; and proposed objectives to be achieved through the plan;
	B. A statement of the unique character of the proposed -NC Neighborhood Conservation Overlay District and the reasons why the land use regulations and development standards of the base zoning district(s) will not conserve that character;
	C. A list of specific modifications to base district land use regulations and development standards and any additional design standards that are necessary protect the unique neighborhood character of the proposed district; and
	D. A set of specific development and design guidelines for new construction and alterations necessary to enhance the district’s identity and preserve the character of the proposed district.

	15.04.305.060 Adoption Procedure
	A. Preliminary Review; Study Session and Neighborhood Workshop. The Planning Commission shall consider the proposed -NC Overlay District designation, at a study session, and determine whether to proceed with a neighborhood review process. If the Plann...
	B. Public Hearing. After the neighborhood workshop, the proposed -NC Neighborhood Conservation Overlay District and Neighborhood Conservation Plan shall be the subject of a public hearing before the Planning Commission and, after the Commission acts, ...
	C. Required Findings. In addition to the findings for the approval of a rezoning, a rezoning to apply the -NC Neighborhood Conservation Overlay District designation shall require that the Planning Commission and City Council shall also find that the p...

	15.04.305.070 Land Use Regulations
	15.04.305.080 Development Standards
	A. Maximum Residential Density.
	1. The maximum residential density shall be specified in the Neighborhood Conservation Plan. This density may be less than the maximum set in the General Plan if a lower density is needed to ensure land use compatibility and minimize adverse impacts a...
	2. In the event of conflicts with an underlying base zoning district, the maximum density in Neighborhood Conservation Plan shall control.

	B. Setbacks for Yards. Subject to any other applicable overlay district, the minimum setbacks shall be those specified in the Neighborhood Conservation Plan. If the minimum setbacks in the underlying base zoning district conflicts with the minimum set...
	C. Height. Subject to any other applicable overlay district, the maximum heights shall be those specified in the Neighborhood Conservation Plan. This maximum height may be less than the maximum set in the General Plan if a lower height is needed to en...

	15.04.305.090 Existing Lots and Structures

	Article 15.04.306 Shoreline Overlay District
	15.04.306.010 Purpose
	15.04.306.020 Applicability
	15.04.306.030 Permit Requirements
	15.04.306.040 Development Regulations
	A. Habitat Protection. Development shall avoid encroachments into sensitive wildlife habitats to the extent feasible and shall not limit create barriers to wildlife movement which cut off access to food, water or shelter, or cause damage to fisheries ...
	1. Buffers. Buffer areas shall be provided between developments and identified as potential wetland areas based on the following criteria: biological (habitat) significance; sensitivity of habitats or particular species; presence of threatened or enda...
	a. Built features (e.g., roads and dikes) may be considered as buffers, depending upon the constraints analysis and criteria noted above.
	b. Buffers between tidal areas and developed uses, except for access and recreation uses, shall be a minimum width of 100 feet from mean highest high water.

	2. Vegetation Removal. Proposed development shall not involve the unnecessary removal of vegetation that stabilizes soils, increases recharge and provides wildlife habitats. Any cleared area shall be revegetated with indigenous species of plants where...
	3. Freshwater Habitats. Freshwater habitats in the shoreline areas associated with freshwater streams, and seasonal wetlands shall be preserved and/or replaced and expanded such that the habitat values and functions are maintained.

	B. Protection from Hazards. Proposed development shall avoid areas subject to hazards, including differential settlement, slope instability, liquefaction, ground shaking and rupture and other ground failures, and flooding.
	C. Mitigation for Environmental Impacts. The Planning Commission may impose reasonable mitigation measures as conditions of approval of a conditional use permit, based on environmental review and the Zoning Administrator’s recommendations after his/he...
	1. Wetland Protection. Wetland impacts shall be mitigated to maintain habitat values and functions with on-site or off-site restoration.
	2. Filling. Filling of the San Francisco Bay and San Pablo Bay and any areas subject to tidal action shall be permitted only if all of the following conditions are satisfied:
	a. The fill is the minimum necessary to achieve the purpose of the project and no alternative upland location is available for such purpose;
	b. The fill consists of small amounts of earth used solely to improve shoreline appearance or provide new public access to the bay;
	c. Fill content and placement is consistent with recommendations of a soils report prepared by a California-licensed soils engineer stating that no greater risk to persons or property would occur than on inland, stable sites; and
	d.  The fill is approved by the Bay Conservation and Development Commission.

	3. Dredging. Dredging of the bottom of San Francisco Bay and San Pablo Bay, including mud flats, tidelands, marshes, and all wetland areas subject to tidal action, shall be permitted only if all of the following conditions are satisfied, as appropriate:
	a. New water surface or marsh is created by removal of bay fill;
	b. Existing navigation channels, basins or areas are maintained;
	c. Drainage or an outfall pipe or similar structure is provided;
	d. The location and depth of dredging minimizes shoaling and the need for maintenance dredging;
	e. An approved plan exists for the disposal of dredge spoils and all subsequent maintenance dredging for the life of the project; and
	f. The dredging is approved by the Bay Conservation and Development Commission.


	D. Site Planning and Structure Design.
	1. Site Planning.
	a. Development shall be sited, designed and undertaken so that it is harmonious with the character of the site and the surrounding environmental setting to the maximum extent feasible. This includes minimizing the area used for vehicle access, providi...
	b. No use, development or alteration shall create uniform and/or terraced building sites that substantially change existing watercourses and mature trees, native shrub or coastal shrub, marshes or primary wildlife habitats.

	2. Structure Design. Buildings, structures, parking lots, and landscaping in shoreline areas shall be oriented and located such that they preserve public views of the Bay from public rights of way, parks and other public spaces.
	a. Through design review, building heights may be limited to maintain a low profile. The maximum height of buildings in shoreline areas within 100 feet of the San Francisco Bay and San Pablo Bay shoreline, where the Bay Conservation and Development Co...
	b. Visual access to the Bay and scenic vistas of water and distinct shorelines shall be protected, and the Planning Commission may impose reasonable conditions of approval to ensure that this object is met.
	c. To the maximum extent feasible, buildings shall be clustered to allow bay views from streets, trails, pathways, and enable continuous animal movement from uplands to marshes.


	E. Signage. Signage indicating access to public shoreline areas shall conform to San Francisco Bay Conservation and Development Commission Shoreline Signs Public Access Signage Guidelines and the requirements of Article 15.04.609 (Signs).
	F. Allowable Structures. No non-water-related structures are permitted outright within the 100-foot tidal buffer. Water-dependent uses, such as marinas, docking and seaport distribution facilities, boat repair, and other marine services and public fac...
	G. Maintenance of Undeveloped Land. All land that is not developed or altered shall be maintained in a manner that protects, conserves and enhances the natural resources of the site.

	15.04.306.050 Guarantees of Public Access
	A. Access Requirements. Prior to any discretionary approval for the following developments, the access provisions required by this section shall be found legally sufficient:
	1. Development on or adjacent to any land shown on the General Plan, the City of Richmond Bicycle Master Plan, South Richmond Transportation Connectivity Study, or a specific plan where a pathway, an accessway, or a trail segment is proposed;
	2. Development on a site on which a lateral accessway extending 25 feet inland from the San Francisco Bay and San Pablo Bay shoreline or to the toe of the bluff would be reachable or potentially reachable by a required vertical or lateral accessway, a...
	3. A subdivision between the first public road and San Francisco Bay and San Pablo Bay;
	4. A visitor-serving commercial facility between the first public road and San Francisco Bay and San Pablo Bay.

	B. Design of Public Access.  Where public access is required pursuant to subsection (A) above, it shall meet the following standards:
	1. Access to and along the shoreline shall be provided by walkways, trails, or other appropriate means and connect to the nearest public thoroughfare where convenient parking or public transportation may be available. Shoreline trails shall be a minim...
	2. The distance between public shoreline access points shall be no more than 250 feet wherever feasible. Access points include tidal stairs, ramps, piers, floating docks, beach access, waterfront parks, and paths to marsh or tidal flats.
	3. Public shoreline access trails and paths shall be set back a minimum of 10 feet from any structure.
	4. Where the San Francisco Bay Trail is present or planned, existing or planned Bay Trail location shall be the primary design element of shoreline access, and the Bay Trail shall be constructed following the San Francisco Bay Trail Design Guidelines ...
	5. Where appropriate, raised boardwalks and meandering paths may be required to minimize or prevent adverse effects on wildlife, including habitat fragmentation and vegetation trampling.

	C. Design of Staging Areas.
	1. Public access staging areas shall incorporate the following design features, as appropriate:
	a. Site furnishings, including restrooms, drinking fountains, benches, low walls or balustrades, trash receptacles, and low-level lighting.
	b. Signage with interpretive historical, cultural, and natural information.
	c. Enhanced crosswalks on public rights-of-way that lead directly to public shoreline access.

	2. Fences, planting, grade changes, and signage may be used to separate public areas from private development.

	D. Legal Instruments Required.  Prior to approval of a final subdivision map or issuance of an administrative use permit or a conditional use permit, the applicant for development on a site on which access is required shall record one or a combination...
	1. Offer of Dedication. The applicant shall submit a preliminary title report and shall record an irrevocable offer to improve and to dedicate the required accessway to the City as an easement or fee interest free of prior liens and encumbrances. The ...
	2. Outright Grant of Fee Interest or Easement. If the City is willing to accept the offer made in paragraph (D)(1) of this section, a grant of an easement or fee title shall be required.
	3. Deed Restrictions. Deed restrictions specifying accessway maintenance, improvements, and conditions of public use may be recorded in lieu of an offer of dedication.
	4. Offer to Sell at Appraised Value. Where a designated accessway on a single parcel requires parking or other land area in addition to land required for vertical and lateral accessways and the excess land required consists of more than two percent of...
	5. In-Lieu Fee Payments Required. As a condition of approval of a final subdivision map, zoning compliance certificate or use permit on a parcel between the first public road and the Bay, or in a subdivision containing lots between the first public ro...





	Series 800.pdf
	Series 800 Administration and Permits
	Article 15.04.801 General
	15.04.801.010 Purpose
	15.04.801.020 Applicability

	Article 15.04.802 Planning Authorities
	15.04.802.010 Purpose
	15.04.802.020 City Council
	A. Approve the appointment of each member of the Design Review Committee, as required by Section 15.04.802.040 (Design Review Board).
	B. Approve the appointment of each member of the Historic Preservation Commission, as required by Section 15.04.802.050 (Historic Preservation Commission).
	C. Adopt guidelines for design review pursuant to Article 15.04.805 (Design Review).
	D. Hear and decide appeals to revoke permits, as required by Section 15.04.803.130 (Revocation).
	E. Hear and decide appeals from decisions of the Planning Commission on Use Permits, variances, and any other permits that can be appealed, as required by Section 15.04.803.140 (Appeals).
	F. Initiate, consider, and adopt, reject, or modify amendments to the General Plan map and text as required by the provisions of Article 15.04.813 (General Plan Amendments) following a public hearing and recommended action by the Planning Commission.
	G. Initiate, consider, and adopt, reject, or modify amendments to the Zoning Map and to the text of Article XV as required by the provisions of Article 15.04.814 (Amendments to Zoning Map and Text), following a public hearing and recommended action by...
	H. Hear and decide applications for development agreements, as required by Article 15.04.811 (Development Agreements).

	15.04.802.030 Planning Commission
	A. Initiate proceedings, conduct hearings and decide on proposed revocations of permits, pursuant to Section 15.04.803.130 (Revocation).
	B. Hear and decide appeals of approvals, determinations, interpretations, and any other decisions made by the Director or the Zoning Administrator in the administration and enforcement of Article XV that are subject to appeal, as required by Section 1...
	C. Hear and decide appeals of decisions by the Design Review Board on major design review applications, pursuant to Section 15.04.805.020 (Major and Minor Design Review).
	D. Approve, conditionally approve, modify, or deny Conditional Use Permits in accordance with Article 15.04.806 (Use Permits).
	E. Approve, conditionally approve, modify, or deny applications for Variances in accordance with Article 15.04.808 (Variances).
	F. Initiate, conduct hearings, and make recommendations to the City Council on proposed amendments to the General Plan map and text, as required by the provisions of Article 15.04.813 (General Plan Amendments).
	G. Initiate, conduct hearings, and make recommendations to the City Council on proposed amendments to the Zoning Map and to the text of Article XV, as required by the provisions of Article 15.04.814 (Amendments to Zoning Map and Text).

	15.04.802.040 Design Review Board
	A. Membership.
	1. The Design Review Board must consist of at least three and no more than seven persons who live or work in the City of Richmond. At least a majority of its members must reside in the City of Richmond.
	2. To the extent practicable, membership of the Design Review Board must consist of one architect, two laypersons, one person from the business community, and one landscape architect or expert in a wide range of design/construction fields. The remaini...

	B. Quorum.
	1. A quorum is needed to conduct business in the name of the Design Review Board. A majority of Design Review Board’s current members constitutes a quorum, provided, however, that a quorum is never fewer than three members.
	2. If a quorum is present, a majority of the votes cast is sufficient for the adoption of any motion, provided, however, that at least three affirmative votes is required for the adoption of a motion.

	C. Responsibility. The powers and duties of the Design Review Board under Article XV include, but are not limited to, the following:
	1. Consider all applications that are subject to major design review, pursuant to Article 15.04.805 (Design Review).
	2. Approve, conditionally approve, or deny applications for major design review, in accordance with Article 15.04.805 (Design Review).

	D. Appointment. Each member of the Design Review Board must be appointed by the Mayor with the approval of the City Council.
	E. Term. Members of the Design Review Board are appointed for two-year terms. No member may serve for more than four consecutive full terms, provided however, that a member may remain in office until that member's successor has been appointed by the M...
	F. Automatic Resignation. The absence of any member from more than eight regularly scheduled meetings of the Design Review Board within any twelve-consecutive-month period constitutes an automatic resignation from the Design Review Board; provided tha...
	G. Rules of Procedure Required. The Design Review Board must adopt formal procedural rules governing the duties and operation of the Board and the conduct of meetings.
	H. Meetings. All meetings of the Design Review Board must be open to the public and noticed in accordance with Section 15.04.803.070 (Public Notice).
	I. Technical Assistance. If, in the opinion of the Design Review Board, any design proposal may cause the emission of dangerous or objectionable noise, light, or vibrations, or not conform to design policies established in the General Plan or any appl...

	15.04.802.050 Historic Preservation Commission
	A. Membership. The Historic Preservation Commission shall consist of seven members who reside or work in the City and have a demonstrated special interest, competence or knowledge of historic preservation. At least a majority of the currently serving ...
	B. Appointment. Members shall be nominated by the Mayor and appointed with concurrence of at least four other members of the City Council.
	C. Training. Each member of the Historic Preservation Commission shall complete at least one training session in historic preservation public policy and local historic resources each year. The training session shall be conducted by professional archit...
	D. Quorum.
	1. A quorum is needed to conduct business in the name of the Historic Preservation Commission. A majority of Historic Preservation Commission’s current members constitutes a quorum, provided, however, that a quorum is never fewer than three members.
	2. If a quorum is present, a majority of the votes cast is sufficient for the adoption of any motion, provided, however, that at least three affirmative votes is required for the adoption of a motion.

	E. Responsibility. The Historic Preservation Commission shall meet at least four times annually to perform the following tasks:
	1. Act in an advisory capacity to the City Council in all matters pertaining to historic preservation;
	2. Maintain a local inventory of historical resources within the City; publicize and update the inventory periodically;
	3. Recommend the designation of archaeological resources, historic resources and historic districts pursuant to Article 15.04.303 (Historic Districts and Landmarks Overlay District) and review and approve certificates of appropriateness and demolition...
	4. For projects requiring Planning Commission approval, the Historic Preservation Commission shall review only the historic preservation and design-related issues and make a recommendation to the Planning Commission.
	5. Investigate and report to the Council on the use of various federal, state, local, or private funding sources and mechanisms available to promote preservation in the City;
	6. Review and comment on the decisions and documents (including environmental assessments, environmental impact reports, and environmental impact statements) of other non-City public agencies when they affect historic resources in the City;
	7. Cooperate with local, county, state, and federal governments in the pursuit of the objectives of historic preservation and request and receive any appropriate information from any City departments or Historic Preservation Commission;
	8. Participate in, promote, and conduct public information, educational, and interpretive programs pertaining to historical resources;
	9. Render advice and guidance upon the request of the property owner or occupant, on the restoration, alteration, decoration, landscaping, or maintenance of any historic resource;
	10. Perform any other functions that may be designated by resolution or motion of the Council.

	F. Rules of Procedure Required. The Historic Preservation Commission must adopt formal procedural rules governing the duties and operation of the Commission and the conduct of meetings.
	G. Meetings. All meetings of the Historic Preservation Commission must be open to the public and noticed in accordance with Section 15.04.803.070 (Public Notice).
	H. Reporting. Each year, the Historic Preservation Commission shall forward its certified local government annual report to the City Council. This item shall be for information purposes only and shall not require action by the City Council.
	I. Surveys. The Historic Preservation Commission shall develop procedures for conducting surveys of historic resources. Such surveys shall be conducted in accordance with guidelines published by the California State Office of Preservation, including t...
	J. Term of Office of Members. The term of each member shall be for four years; provided, however, that a member may remain in office until that member's successor has been appointed by the Mayor and confirmed by the Council.
	K. Absence from Meetings. The absence of any member of the Historic Preservation Commission from more than three regularly scheduled meetings of the Commission within any twelve-consecutive-month period shall constitute an automatic resignation from t...

	15.04.802.060 Technical Review Committee
	A. Membership. The Technical Review Committee consists of one member of each of following City Departments or Divisions: Planning and Building Services, Engineering Services, Public Works, Recreation, and Public Safety (Police and Fire). Members must ...
	B. Responsibility. The powers and duties of the Technical Review Committee under this Article include, but are not limited to the following:
	1. Assist the Planning Division in preparing appropriate project modifications, redesigns, and conditions of approval for discretionary or design review action by the Planning Commission and Design Review Board to be consistent with good planning prac...
	2. Assist in the screening for completeness of development applications that require a discretionary hearing by the Zoning Administrator or Planning Commission or that require a design review hearing by the Design Review Board.

	C. Meetings. The Technical Review Committee meets monthly or more frequently, as needed, to review proposed development applications.

	15.04.802.070 Director of Planning and Building Services
	A. Maintain and administer Article XV, including oversight of processing of applications, abatements and other enforcement actions.
	B. Prepare and effect rules and procedures necessary or convenient for the conduct of the Director’s business. These rules and procedures may include the administrative details of hearings officiated by the Director or the Zoning Administrator (e.g. s...
	C. Issue administrative regulations for the submission and review of applications subject to the requirements of Article XV and Government Code Section 65950 (Deadlines for Project Approval Conformance; Extensions), including determining what constitu...
	D. Negotiate specific components and provisions of development agreements, as provided by Article 15.04.811 (Development Agreements).

	15.04.802.080 Zoning Administrator
	A. Designation of Zoning Administrator. The Director shall designate the staff member to serve as the Zoning Administrator, which may be the Director himself/herself.
	B. Zoning Administrator's Responsibilities. The powers and duties of the Zoning Administrator under Article XV include, but are not limited to the following.
	1. Interpret Article XV for members of the public and to other City Departments.
	2. Review applications for discretionary permits, design review, and approvals under this Ordinance for conformance with applicable submission requirements and time limits in accordance with Article 15.04.803 (Common Procedures) and determine when app...
	3. Administer environmental review requirements pursuant to the California Environmental Quality Act (“CEQA”);  determine whether a project is exempt from environmental review under CEQA and, if so, make a record of that determination, pursuant to Sec...
	4. Provide public notice, as required pursuant to Section 15.04.803.070 (Public Notice).
	5. Make decisions on minor design review applications, pursuant to Section 15.04.805.020 (Major and Minor Design Review).
	6. Hear and decide applications for Administrative Use Permits pursuant to Article 15.04.806 (Use Permits).
	7. Hear and decide requests for minor modifications to approved permits, pursuant to Section 15.04.803.120 (Modification of Approved Plans).
	8. Make decisions on requests for waivers of dimensional requirements, pursuant to Article 15.04.809 (Waivers).
	9. Review and make decisions on minor alterations, pursuant to Article 15.04.303.120 (Certificates of Appropriateness).
	10. Review and make decisions on applications for signs under Article 15.04.609 (Signs).
	11. Make recommendations to the Planning Commission and City Council on all matters on which they have decision-making authority pursuant to Sections 15.04.802.030 (Planning Commission) and 15.04.802.020 (City Council).
	12. Investigate and make reports to the Planning Commission on violations of permit terms and conditions when the City has initiated revocation procedures, pursuant to Section 15.04.803.130 (Revocation).
	13. Review applications for permits and licenses for conformance with Article XV, pursuant to Article 15.04.804 (Zoning Compliance Review).
	14. Enforcing the provisions of Article XV and investigating all violations and suspected violations of Article XV pursuant to Article 15.04.815 (Enforcement Provisions).
	15. Refer items to the Planning Commission where, in his/her opinion, the public interest would be better served by a Planning Commission public hearing and action.
	16. Refer an application for investigation and a report to one or more expert consultant(s) qualified to advise as to whether the proposal will conform to the General Plan or any applicable regulations, policies, development standards, and performance...



	Article 15.04.803 Common Procedures
	15.04.803.010 Purpose
	15.04.803.020 Application Forms and Fees
	A. Authority to File Applications. The following persons and/or entities are considered qualified applicants and have authority to file an application for review or approval under Article XV:
	1. The owner of the subject property (“owner”), including any person, corporation, partnership or other legal entity that has a legal or equitable title to land that is the subject of a development proposal.
	2. The owner’s agent, with written consent of the owner.
	3. The purchaser of the subject property, with written consent of the owner.
	4. A lessee, with written consent of the owner.

	B. Application Contents.
	1. Application Forms. The Director must prepare and issue application forms that specify the information and materials required from applicants for projects subject to the provisions of Article XV.
	2. Electronic Submissions and Supporting Information and Materials. The Zoning Administrator may require the electronic submission of application materials, consistent with the Government Code, and also is authorized to request the submission of addit...
	3. Submittal Waivers. The Zoning Administrator may waive certain submittal requirements to tailor the requirements to the information necessary to review the particular application.
	4. Public Review. All forms, information, and materials submitted in support or in opposition to an application become property of the City, may be distributed to the public, and will be made available for public inspection. Upon reasonable request an...

	C. Application Fees.
	1. Schedule of Fees. The City Manager is responsible for maintaining a Master Fee Schedule pursuant to Municipal Code Section 2.34.040 (Schedule of Fees and Service Charges) for fees and deposits for permits, appeals, amendments, penalties, copying, a...
	2. Fee Waiver. An applicant may submit a written request to the Zoning Administrator for the waiver of all or a portion of fees. Upon a finding by the Zoning Administrator that, owing to exceptional or extraordinary circumstances, collection of the re...
	3. Payment of Fees. Payment of the fee is required in order for an application to be complete, unless a fee waiver has been granted.
	4. Multiple Applications. The City’s processing fees are cumulative. For example, if the application for Design Review includes a Conditional Use Permit, both fees will be charged.
	5. Refund of Fees. Application fees are non-refundable unless otherwise provided for in the Municipal Code or by a policy of the City Council.


	15.04.803.030 Pre-Application Review
	A. Purpose. Pre-Application Review is an optional review process. This review’s purpose is to provide information on relevant policies, zoning regulations, and procedures. This review is intended for large, complex projects and/or potentially controve...
	B. Exemption from Permit Streamlining Act. An application that is accepted for Pre-Application Review is not complete under the California Permit Streamlining Act unless and until the Zoning Administrator has received the application, reviewed it, and...
	C. Review Procedure. The Zoning Administrator conducts the Pre-Application Review. The Zoning Administrator may consult with or request review by any City agency or official with interest in the application.
	D. Recommendations Are Advisory. Neither Pre-Application Review nor the information conveyed during the Pre-Application Review is a recommendation for approval or denial of an application by City representatives. Any recommendations that result from P...

	15.04.803.040 Review of Applications
	A. Review for Completeness.
	1. The Zoning Administrator must determine whether an application is complete within 30 days of the date that the application is filed with the required fee. If the Zoning Administrator does not make such determination, the application is deemed compl...
	2. The Zoning Administrator and the applicant may mutually agree in writing to extend this time period.

	B. Incomplete Application.
	1. Zoning Violations. An application is incomplete if conditions exist on the site in violation of Article XV or any permit or other approval granted in compliance with Article XV, unless the proposed project includes a correction of the violation(s).
	2. Notification of Deficiencies. If an application is incomplete, the Zoning Administrator must provide written notification to the applicant specifically identifying how the application is deficient and stating that the Planning Division will not pro...
	3. Correcting Deficiencies. The applicant must provide the materials and/or information required to correct the deficiencies in the application within the time limit specified by the Zoning Administrator, which must not be sooner than 30 days. The Zon...
	4. Expiration of Application. If an applicant fails to correct any specified deficiency within the specified time limit, the application will be deemed expired. After the expiration of an application, the submittal of a new, complete application is re...
	5. Appeal of Determination. The decision that an application is incomplete may be appealed to the Planning Commission in accordance with Section 15.04.803.140, except that there must be a final written determination on the appeal no later than 60 days...

	C. Complete Application.
	1. Complete Application Required. An application must be complete before review of the application begins.
	2. Determination of Complete Application. An application is complete when the Zoning Administrator determines that it is submitted on the required form, includes all the necessary information to decide whether the application will comply with the requ...
	3. Recording Date and Scheduling Hearing. When an application is determined to be complete, the Zoning Administrator must make a record of that date. If the application requires a public hearing, the Zoning Administrator must schedule it and notify th...


	15.04.803.050 Multiple Applications
	15.04.803.060 Environmental Review
	A. Procedures. The City adopts and incorporates by reference the State CEQA Guidelines as its environmental review procedures.
	B. Determination of Exemption. The Zoning Administrator must determine whether a project is exempt from environmental review under CEQA and, if so, must make a record of that determination. If the project is not exempt, a Negative Declaration, Mitigat...
	C. Exempt Projects. Prior to approving the project, the decision-maker(s) must first approve the Zoning Administrator’s determination of an exemption. Following project approval, a Notice of Exemption need not be filed with the Contra Costa County Cle...
	D. Non-exempt Projects. If the Zoning Administrator determines that the project is not exempt from environmental review under CEQA, the applicant must be notified and must deposit with the City sufficient funds to pay the anticipated cost of preparati...

	15.04.803.070 Public Notice
	A. Contents of Notice. The notice must include the following information:
	1. The location of the real property, if any, that is the subject of the application;
	2. A general description of the proposed project or action;
	3. The date, time, location, and purpose of the public hearing or the date of action when no public hearing is required;
	4. The identity of the hearing body or officer;
	5. The names of the applicant and the owner of the property that is the subject of the application;
	6. The location and times at which the complete application and project file may be viewed by the public;
	7. If a public hearing is required, a statement that any interested person or authorized agent may appear and be heard; and
	8. A statement describing how to submit written comments, what the appeal procedures are, and that failure to raise an issue may limit appeal rights.

	B. Types of Notice.
	1. On-Site Poster (Type A). The applicant erects a poster on the site of the proposed project, readily visible to the public, in a format prescribed by the Zoning Administrator. This poster must remain in place until the public hearing or date of acti...
	2. Limited Notice (Type B). Notice is provided by first class mail delivery to the applicant, the owner, any occupant of the subject property, and all property owners of record within 300 feet of the subject property as shown on the latest available a...
	3. Posted and Online Notice (Type C). Notice is posted at City Hall and on the City’s website and at two additional public places within the City.
	4. Newspaper Notice (Type D). A display advertisement of at least one-eighth page is published in a newspaper of general circulation.
	5. Mailed Notice (Type E). Notice is provided by first class mail delivery to the parties listed below. If the number of owners to whom notice would be mailed or delivered to is greater than 1,000, Type D newspaper notice may be used instead.
	a. The applicant, the owner, and any occupant of the subject property.
	b. All property owners of record within 300 feet of the subject property as shown on the latest available assessment role or within a larger area if deemed necessary by the Zoning Administrator in order to provide adequate public notification.
	c. All neighborhood and community organizations that have previously filed a written request for notice of projects in the area where the site is located.
	d. The City of San Pablo, the City of Pinole, the City of El Cerrito, or the City of Albany if the subject property is within 300 feet of the respective jurisdiction’s boundary.
	e. The County of Contra Costa if the subject property is within 300 feet of the unincorporated County of Contra Costa.
	f. The West Contra Costa Unified School District, East Bay Municipal Utility District, and any other local agency expected to provide water, wastewater treatment, streets, roads, schools, or other essential facilities or services to the project, whose...
	g. Any person or group who has filed a written request for notice regarding the specific application and has paid any required fee that the City Council has adopted to provide such service.

	6. Additional Notice (Type F). Notice may be provided in any other manner deemed necessary or desirable by the Zoning Administrator.

	C. Failure to Receive Notice. The validity of the proceedings are not affected by the failure of any person or entity to receive notice under this Section.

	15.04.803.080 Conduct of Public Hearings
	A. Staff Report. At least five days prior to the hearing, the Zoning Administrator must issue a staff report containing an analysis of the project, recommendation for action, and any recommended conditions of approval deemed necessary to ensure that t...
	B. Presentations. At the hearing, the Zoning Administrator must briefly present his or her analysis of the project and recommendation for action. If the hearing is before the City Council, the Planning Commission’s recommendation must also be presente...
	C. Testimony. Any person may appear at the public hearing and submit oral or written evidence, either individually or as a representative of a person or an organization.
	D. Time Limits. The presiding officer may establish time limits for individual testimony and may request that individuals with shared concerns select one or more spokespersons to present testimony on behalf of those individuals.
	E. Continuation of Public Hearing. The body conducting the public hearing may continue it to a fixed date, time and place, in which case no additional notification is required. Or, the body conducting the public hearing may continue it to an undetermi...
	F. Investigations. The body conducting the public hearing may require investigations to be conducted, as it deems necessary and in the public interest, in any matter to be heard by the hearing body. The investigation may be made by a committee of one ...

	15.04.803.090 Action
	A. Date of Action. After the close of the public hearing or, if no hearing is required, no sooner than ten days after any notice was provided pursuant to Section 15.04.803.070, the decision-maker must make a decision to approve, approve with condition...
	1. Project Exempt from Environmental Review. Within 30 days of the date the City has determined an application to be complete, a determination must be made whether the project is exempt from Environmental Review per State CEQA requirements.
	2. Project for which a Negative Declaration or Mitigated Negative Declaration is Prepared. Within 60 days of the date a Negative Declaration or Mitigated Negative Declaration has been completed and adopted for project approval, the City must take acti...
	3. Project to Develop Affordable Housing for which an Environmental Impact Report is Prepared. Within 90 days from the date that the decision-making authority certifies the Final Environmental Impact Report for an affordable housing project that meets...
	4. Project for which an Environmental Impact Report is Prepared. Within 180 days from the date the decision-making authority certifies a Final Environmental Impact Report, the City must take action on the accompanying discretionary project.

	B. Findings. The decision must be based on the findings required by Article XV. The findings must be based on consideration of the application, plans, testimony, reports, and other materials that constitute the administrative record and must be stated...
	C. Conditions of Approval. In approving an application, the decision-maker may impose reasonable conditions it deems necessary to ensure that the project will comply with the General Plan, any applicable specific plan, Article XV, and any other applic...
	D. Referral Back to Planning Commission. In approving applications requiring City Council approval upon a recommendation of the Planning Commission, the Council may add, modify, or delete any terms of the permit itself or any provisions of the conditi...
	E. Notice of Decision. After the decision is made, the Zoning Administrator must issue a notice of decision. For a Planning Commission or City Council action, this notice must consist of the approved resolution or ordinance and any associated conditio...

	15.04.803.100 Effective Date
	15.04.803.110 Expiration and Extension
	A. Expiration. The decision-maker, in the granting of any permit or approval, may specify a time within which the proposed use or construction must be undertaken and actively and continuously pursued. If no time period is specified, any permit or appr...
	1. Exercise of Use Permit. A permit for the use of a building or land that does not involve construction is exercised when the permitted use has commenced on the site.
	2. Exercise of Building Permit. A permit for the construction or alteration of a building or structure is exercised when a valid City building permit, if required, is issued, and construction has lawfully commenced.

	B. Extensions. The Zoning Administrator may grant a two-year extension of any permit or approval granted under this Article upon receipt of a complete written application with the required fee prior to the approval’s expiration date. In order to grant...
	1. The applicant has clearly documented that he or she has made a good faith effort to commence and diligently pursue work;
	2. It is in the best interest of the City to extend the approval;
	3. There are no substantial changes to the project, no substantial changes to the circumstances under which the project is undertaken, and no new information of substantial importance that would require any further environmental review pursuant to the...
	4. The applicant is maintaining the property in compliance with all applicable City regulations.

	C. In granting an extension pursuant to subsection (B) above, the decision-maker may modify the conditions of approval as deemed necessary to fulfill the purposes of Article XV.

	15.04.803.120 Modification of Approved Plans
	A. Minor Modifications. The Zoning Administrator may approve minor modifications to approved plans or conditions of approval that are substantially consistent with the original findings and conditions of approval and that would not intensify any poten...
	B. Major Modifications. Modifications that the Zoning Administrator determines are not minor require the approval of the original decision-maker. Any person holding a permit granted under Article XV may apply for such modification by following the sam...

	15.04.803.130 Revocation
	A. Initiation of Proceeding. The Zoning Administrator or the City Attorney’s Office may initiate revocation proceedings.
	B. Public Notice. Notice of Revocation must be provided if the original permit required notice.
	C. Required Findings. After a duly-noticed public hearing, a permit may be revoked by the original decision-maker under any one of the following findings:
	1. The approval was obtained by means of fraud or misrepresentation of a material fact;
	2. The use, building, or structure has been substantially expanded beyond what is set forth in the original permit, thereby causing substantial adverse impacts to the surrounding neighborhood;
	3. The use in question has ceased to exist or has been suspended for one year or more; or
	4. There is or has been a violation of or failure to observe the terms or conditions of the permit or approval, or the use has been conducted in violation of the provisions of Article XV or any other applicable law or regulation.

	D. Notice of Action. A written determination of the revocation must be mailed to the permit holder within five days of determination.

	15.04.803.140 Appeals
	A. Purpose and Applicability. This section establishes the procedures for appeals of any action by the Zoning Administrator, Director, Design Review Board, or Planning Commission in the administration or enforcement of the provisions of this chapter, ...
	1. Appeals of Zoning Administrator Decisions. Decisions of the Zoning Administrator may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	2. Appeals of Director Decisions. Decisions of the Director may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	3. Appeals of Design Review Board. Decisions of the Design Review Board may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	4. Appeals of the Historic Preservation Commission. Decisions of the Historic Preservation Commission on permits and related approvals may be appealed to the City Council by filing a written appeal with the City Clerk. Appeal decisions of the Historic...
	5. Appeals of Planning Commission Decisions. Decisions of the Planning Commission on permits and related approvals may be appealed to the City Council only after exhaustion of all other administrative remedies by filing a written appeal with the City ...

	B. Rights of Appeal. Appeals may be filed by the applicant, the owner of property, or any other person aggrieved by a decision that is subject to appeal under the provisions of this chapter.
	C. Time Limits. Unless otherwise specified in State or Federal law, all appeals must be filed in writing within ten days of the date of the action, decision, motion, or resolution from which the action is taken. In the event an appeal period ends on a...
	D. Procedures.
	1. Filing. The appeal must be written on the appropriate form provided by the City, identify the decision being appealed, clearly and concisely state the reasons for the appeal, and also state specifically how and where the underlying decision constit...
	2. Proceedings Stayed by Appeal. The timely filing of an appeal shall stay all proceedings in the matter appealed including, but not limited to, the issuance of City building permits and business licenses.
	3. Transmission of Record. The Director or, in the case of appeals to the City Council, the City Clerk must schedule the appeal for consideration by the authorized hearing body within 60 days of the date the appeal is filed. The Director must forward ...

	E. Standard of Review. The appellate body will review whether the underlying decision is supported by substantial evidence and/or constitutes an abuse of discretion. The same standards and evaluation criteria, including the findings required, apply as...
	F. Public Notice and Hearing.
	1. Notice. Public notice must be provided and the hearing conducted by the applicable appeal body in accordance with Article 15.04.803 (Common Procedures). Notice must be provided in the same manner that was required for the action that is the subject...
	2. Hearing. At the hearing, the appellate body must review the record of the decision and hear testimony of the appellant, the applicant, and any other interested party.

	G. Action. The appellate body may affirm, modify, or reverse the original decision. When a decision is modified or reversed, the appellate body must state the specific reasons for modification or reversal. Decisions on appeals must be rendered within ...
	H. Referral Back by City Council. The City Council may choose to refer a matter back to the Planning Commission, the Historic Preservation Commission, or Design Review Board for further consideration and a decision if significant new evidence is prese...
	I. Judicial Action. The appellate body’s final decision may be subject to litigation in the Superior Court. Exhaustion of the administrative remedies provided in Article XV, in accordance with Government Code Section 65009 and common law, may be requi...

	15.04.803.150 Summary of Decision Making, Public Hearing, and Notice Requirements

	Article 15.04.804 Zoning Compliance Review
	15.04.804.010 Purpose
	15.04.804.020 Applicability
	15.04.804.030 Review and Decision
	A. Application. An application for zoning compliance review must be filed and processed in accordance with the provisions of Article 15.04.803 (Common Procedures).
	B. Determination. The Zoning Administrator must review the application to determine whether the proposed use or construction is allowed by right, requires any type of discretionary planning permit, is allowed pursuant to any previously approved permit...

	15.04.804.040 Appeal

	Article 15.04.805 Design Review
	15.04.805.010 Purpose and Applicability
	A. Purpose. This Article establishes objectives, standards, and procedures for conducting design review. The purpose of these provisions is to ensure that new development supports the General Plan and any applicable specific plan and more specifically...
	1. Promote high quality, pedestrian-friendly, and sustainable design;
	2. Ensure that new development and uses will be compatible with the existing and potential development of the surrounding area; and
	3. Supplement other City regulations and standards in order to ensure control of aspects of exterior design that are not otherwise addressed and have a bearing on land use compatibility and neighborhood fit.

	B. Applicability. Design review is required for all projects that require a permit for new construction, reconstruction, rehabilitation, alteration, or other improvements to the exterior of a structure, site, or a parking area except for:
	1. Replacement in kind.
	2. Decks no higher than four feet at any point (excluding railings).
	3. Residences and residential additions of less than 500 square feet in area and less than 15 feet in height, including but not limited to minor window, door, and roof modifications. Exceptions may not be granted from design review for more than one a...
	4. Accessory structure of less than 250 square feet in area and less than nine feet in height.
	5. Commercial or mixed use additions or improvements of less than 1,000 square feet that do not abut a residential zoning district.
	6. Industrial additions or improvements of less than 1,000 square feet that do not abut a residential zoning district.
	7. Temporary structures of less than 500 square feet total floor area on non-residentially-zoned property, not abutting a residential zoning district.
	8. Single-family homes consistent with the architecture and design standards of a previously approved Planned Area district.
	9. Small residential rooftop solar energy systems.
	10. Solar panels located on roofs or on the ground.
	11. Exterior alterations required by State or federal law or other public agencies.

	C. Historical Resources. Any exterior development of a structure or specific site feature listed on the National Register of Historic Places or the California Register, identified as a contributing structure to a historic district, identified in other...

	15.04.805.020 Major and Minor Design Review
	A. Minor Design Review
	1. Projects Subject to Minor Design Review. Projects subject to minor design review include:
	a. Exterior construction and/or site planning of residences and residential additions of more than 500 square feet in area but less than 1,200 square feet total floor area and less than 15 feet in height.
	a. An attached second unit.
	a. New non-residential development not exceeding 2,000 square feet in area and alterations and additions to existing non-residential structures not exceeding 30 percent of existing floor area

	2. Decision-maker. The Zoning Administrator conducts minor design review and makes a decision to approve, approve with conditions, or deny the design. The Zoning Administrator, in his or her discretion, may refer any application for design review to t...

	B. Major Design Review. The Design Review Board conducts major design review and makes a decision to approve, approve with conditions, or deny a design for any non-exempt project that is subject to design review under subsection 15.04.805.010B) and do...

	15.04.805.030 Procedures
	A. Common Procedures. Applications for design review must be filed and processed in compliance with procedures in Article 15.04.803 (Common Procedures). The Zoning Administrator’s determination of what constitute a complete application is final and no...
	B. Concurrent Processing; Sequence of Review. When a development project requires a Use Permit, Vvariance, or any other discretionary approval, the design review application may be submitted to the Planning Division as a part of the application for th...
	C. Working with the Neighborhood Council. All applicants for design review, including administrative design review, are strongly encouraged, but not required, to work with their neighborhood council to resolve issues and concerns prior to submitting a...

	15.04.805.040 Design Review Criteria
	A. The overall design of the project, including its scale, massing, site plan, exterior design, and landscaping, reflects design integrity and the relationship of form and function in a coherent manner.
	B. The project design evidences a sense of place; and consideration of scale, mass, height, building siting, and privacy in a neighborhood and community context; does not overwhelm or adversely impact adjoining properties; and respects prevailing setb...
	A. The project has integrated sun/shadow considerations into building and landscape design to provide for human comfort and not create heat islands with large expanses of unshaded paving.
	A. The project design is appropriate to the function of the project and will provide an attractive and comfortable environment for occupants, visitors, the surrounding neighborhood, and the Richmond community at large.
	C. The project’s design elements, materials, signage, and landscaping are internally consistent, fully integrated with one another, and applied in a manner that is visually consistent with the proposed architectural design.
	A. The project contributes to the creation of an attractive and visually interesting built environment that includes a variety of building styles and designs with well-articulated structures that present varied building façades, rooflines, and buildin...
	A. The project design does not substantially limit public views and vistas from public parks and publicly owned open space.
	A. Parking areas are designed and developed to buffer surrounding land uses, minimize stormwater run-off, and provide shade for internal walkways.
	D. Lighting and lighting fixtures are designed to complement buildings, be of appropriate scale, provide adequate light over walkways and parking areas to create a sense of pedestrian safety, and avoid creating glare.
	E. The proposed building design and landscaping supports public safety and security by allowing for surveillance of the street by people inside buildings and elsewhere on the site.
	F. Landscaping is designed to be compatible with and enhance the architectural character of the buildings on site. Proposed planting materials avoid conflicts with views, lighting, and signage.
	A. The project’s design supports the community’s energy conservation efforts.

	15.04.805.050 Required Findings
	A. The General Plan and any applicable specific plans;
	B. Any applicable design guidelines;
	C. Any approved tentative map, Use Permit, Variance, or other planning or zoning approval that the project required; and
	D. The design review criteria in Section 15.04.805.040 (Design Review Criteria).

	15.04.805.060 Conditions of Approval
	A. Achieve the specific purposes of the zoning district in which the project is to be located, the general purposes of Article XV, requirements of any applicable specific plan, and consistency with General Plan;
	B. Protect the public health, safety, and welfare of the citizens of the City of Richmond;
	C. Ensure that the design of the proposed project will be compatible with the surrounding area where it will be located.

	15.04.805.070 Decision; Appeals
	A. Expiration, Extensions and Modifications. Design review approval is effective and may only be extended or modified as provided for in Article 15.04.803 (Common Procedures).
	B. Appeals. The Zoning Administrator’s decision on a minor design review application may be appealed to the Planning Commission, and the Design Review Board’s decision on a major design review application may be appealed to the Planning Commission in ...


	Article 15.04.806 Use Permits
	15.04.806.010 Purpose
	15.04.806.020 Planning Commission's and Zoning Administrator’s Responsibilities
	A. Conditional Use Permits. The Planning Commission must approve, conditionally approve, or deny applications for Conditional Use Permits based on consideration of the requirements of Article XV.
	B. Administrative Use Permits. The Zoning Administrator must approve, conditionally approve, or deny applications for Administrative Use Permits based on consideration of the requirements of Article XV. The Zoning Administrator may, at his/her discret...

	15.04.806.030 Procedures
	A. Common Procedures. Applications for Use Permits must be filed and processed in compliance with procedures in Article 15.04.803 (Common Procedures).
	B. Public Notice and Hearing. All applications for Conditional Use Permits require public notice and hearing before the Planning Commission, and all applications for Administrative Use Permits require public notice and hearing before the Zoning Admini...

	15.04.806.040 Required Findings
	A. The location of the proposed conditional use is in accordance with the General Plan and any applicable specific plan and the land use designations for the project site;
	B. The location, size, design, and operating characteristics of the proposed use will be compatible with and will not adversely affect the livability or appropriate development of abutting properties and the surrounding neighborhood;
	C. The proposed use will not create any nuisances arising from the emission of odor, dust, gas, noise, vibration, smoke, heat or glare at a level exceeding ambient conditions;
	D. The proposed use complies with all applicable provisions of Article XV; and
	E. The site of the proposed use is adequately served by highways, streets, water, sewer, and other public facilities and services.

	15.04.806.050 Conditions of Approval
	15.04.806.060 Decisions; Appeals, Expirations and Extensions; Modifications; Revocations
	A. Appeals. A decision of the Zoning Administrator may be appealed to the Planning Commission, and a decision of the Planning Commission may be appealed to the City Council, in accordance with Section 15.04.803.140 (Appeals).
	B. Expiration, Extensions and Modifications. Use Permits are effective and may only be extended or modified as provided for in Article 15.04.803 (Common Procedures).
	C. Revocations. A Use Permit may be revoked pursuant to Section 15.04.803.130 (Revocation).


	Article 15.04.807 Temporary Use Permits
	15.04.807.010 Purpose and Applicability
	A. Purpose. This Article establishes a process for review and approval of certain uses that are intended to be of limited duration of time and will not permanently alter the character or physical facilities of the site where they occur, nor prevent de...
	B. Applicability. A Temporary Use Permit is required for temporary uses that are not otherwise permitted in the base zoning district regulations but meet the standards of this article and for temporary uses identified in base district regulations or r...

	15.04.807.020 Procedures
	A. Common Procedures. An application for a Temporary Use Permit must be filed and processed in compliance with procedures in Article 15.04.803 (Common Procedures). An application must be submitted at least 30 days before the use is intended to begin. ...
	B. Decision-Maker. The Zoning Administrator may approve, approve with conditions, or deny applications for temporary uses without a public hearing, except temporary use permits for special events, which may be approved by the Director of Community Ser...

	15.04.807.030 Temporary Uses: Twenty-Four Hour Limit
	A. A performance, exhibition, dance, celebration or festival requiring a liquor license, entertainment police permit and/or other City permit when sponsored by an organized group of residents and/or business operators in the neighborhood; or
	B. A performance, dance or party requiring a liquor license, entertainment and/or other City permit, an art exhibit, or other similar exhibition in each case if sponsored by a residential or commercial tenant or group of tenants or owner-occupants of ...

	15.04.807.040 Temporary Uses: 60 Day Limit
	A. Exhibition, celebration, festival, circus, or neighborhood carnival;
	B. Booth for charitable, patriotic or welfare purposes;
	C. Open air sale of agriculturally-produced seasonal decorations including, but not necessarily limited to, holiday or evergreen trees and Halloween pumpkins;
	D. New and used auto sales;
	E. Outdoor sales in a parking lot; and
	F. Parking that is accessory to any temporary use listed above.

	15.04.807.050 Temporary Uses: One to Five Year Limit
	A. Temporary structures and uses incidental to the construction of a building or a group of buildings, including but not limited to construction staging of materials and equipment;
	B. Rental or sales office incidental to a new development, provided that it is located in the development project or in an adjacent temporary structure;
	C. Structures and uses incidental to environmental cleanup and staging; and
	D. Parking that is accessory to any temporary use listed above.

	15.04.807.060 Other Temporary Uses in Industrial Zoning Districts
	15.04.807.070 Required Findings
	A. The proposed use will not unreasonably affect adjacent properties, their owners and occupants, or the surrounding neighborhood, and will not in any other way constitute a nuisance or be detrimental to the health, safety, peace, comfort, or general ...
	B. The proposed use will not unreasonably interfere with pedestrian or vehicular traffic or circulation in the area surrounding the proposed temporary use and will not create a demand for additional parking that cannot be safely and efficiently accomm...

	15.04.807.080 Conditions of Approval; Effective Date
	A. Conditions of Approval. The Zoning Administrator may impose reasonable conditions deemed necessary to ensure compliance with the required findings for a Temporary Use Permit listed above, including, but not limited to: regulation of ingress and egr...
	B. Effective Date.
	1. Permit Period 10 Days or Less. A Temporary Use Permit issued for 10 days or less becomes effective on the date the permit is approved by the Zoning Administrator, but cannot expire before the event/use that is subject to the Temporary Use Permit oc...
	2. Permit Period More than 10 Days. A Temporary Use Permit for more than 10 days becomes effective 11 days from the date the permit is approved by the Zoning Administrator.


	15.04.807.090 Appeals; Expiration, Extensions, and Modifications
	A. Appeals. Any party aggrieved by the decision of the Zoning Administrator to approve, approve with conditions, or deny a permit for a temporary use or structure or by the Director of Community Services to approve a temporary use permit for a special...
	B. Expiration, Extensions and Modifications. Temporary Use Permits are effective and may only be extended or modified as provided for in Article 15.04.803 (Common Procedures).


	Article 15.04.808 Variances
	15.04.808.010 Purpose and Applicability
	A. Variances may be granted to vary or modify dimensional and performance standards; variances cannot be granted to allow uses or activities that Article XV does not authorize for a specific lot or site.
	B. Notwithstanding the above, a variance may be granted from parking and/or open space requirements as set forth in Government Code Sections 65906.5 and 65911, respectively.

	15.04.808.020 Procedures
	A. Review Authority. The Planning Commission must approve, conditionally approve, or deny applications for variances based on consideration of the requirements of this Article.
	B. Application Requirements. Applications for a variance must be filed with the Planning Division on the prescribed application forms in accordance with the procedures in Article 15.04.803 (Common Procedures). In addition to any other application requ...
	C. Public Notice and Hearing. An application for a variance requires public notice and hearing before the Planning Commission in accordance with Article 15.04.803 (Common Procedures).

	15.04.808.030 Required Findings
	A. General. The Planning Commission must approve an application for a variance as it was applied for, or in a modified form as required by the Commission, if, on the basis of the application, plans, materials and testimony submitted, the Planning Comm...
	1. That because of special circumstances or conditions applicable to the subject property, including size, shape, topography, location or strict application of the requirements of the provisions of Article XV will deprive such property of privileges e...
	2. The variance will not be detrimental or injurious to property or improvements in the vicinity of the subject property, or the public health, safety or general welfare;
	3. The variance is consistent with the purposes of this Article and will not constitute a grant of special privilege inconsistent with limitations on other properties in the vicinity and in the same zoning district; and
	4. The variance, if granted, will not authorize a use or activity that is not otherwise expressly authorized by the zoning district regulations that governs the property.

	B. Variances for Parking. In the case of parking regulations, a variance may be granted in order that some or all the required parking spaces be located off-site or that in-lieu fees or facilities be provided instead of the required parking spaces, pr...
	1. The variance will be an incentive to, and a benefit for nonresidential development; and
	2. The variance will facilitate access to nonresidential development by patrons of public transit facilities.

	C. Variance for Open Space. In the case of open space regulations, a variance may be granted only if doing so is consistent with Government Code Section 65911 and the requested variance will not conflict with General Plan policies governing orderly gr...

	15.04.808.040 Conditions of Approval
	15.04.808.050 Appeals; Expiration, Extensions and Modifications
	A. Appeals. A decision of the Planning Commission may be appealed to the City Council, in accordance with Section 15.04.803.140 (Appeals).
	B. Expiration, Extensions and Modifications. Variances are effective and may only be extended or modified as provided for in Article 15.04.803 (Common Procedures).


	Article 15.04.809  Waivers
	15.04.809.010 Purpose
	15.04.809.020 Applicability
	A. Setbacks. Up to 10 percent of front, side, and rear yard setback standards.
	B. Build-to Lines. Up to 10 percent of the standards for building façade location.
	C. Parking. Up to 10 percent of the dimensional standards for parking spaces, aisles, driveways, landscaping, garages on sloping lots, and parking facility design.
	D. Fences. Up to 10 percent of the standards for the maximum height and location of fences.
	E. Lot Coverage. Up to 10 percent of the maximum amount of lot coverage.
	F. Height. Up to 10 percent or two feet of the maximum building height or other height limitations, whichever is less.
	G. Landscaping. Up to 10 percent of the required landscaping.
	H. Transparency. Up to 10 percent of the minimum ground-floor building transparency requiring views into buildings.
	I. Other Standards. Up to 10 percent of other development standards not listed in Section 15.04.809.030 below.

	15.04.809.030 Exclusions
	A. Lot area, width, or depth;
	B. Maximum number of stories;
	C. Minimum number of required parking spaces;
	D. Minimum or maximum residential density; or
	E. Maximum floor area ratio (FAR).

	15.04.809.040 Procedures
	A. Authority and Duties. The Zoning Administrator must approve, conditionally approve, or deny applications for waivers based on consideration of the requirements of this Article.
	B. Application Requirements. An application for a waiver must be filed and processed in accordance with the procedures in Article 15.04.803 (Common Procedures). In addition to any other application requirements, the application for a waiver must inclu...
	C. Review of Waiver Requests for Reasonable Accommodation to Ensure Access to Housing. An application for a waiver based on a request for a reasonable accommodation to ensure access to housing will be referred to the Zoning Administrator for review an...
	D. Concurrent Processing. If a request for waiver is being submitted in conjunction with an application for another approval, permit, or entitlement under Article XV, it must be heard and acted upon at the same time and in the same manner as that appl...

	15.04.809.050 Required Findings
	A. The waiver is necessary due to the physical characteristics of the property and the proposed use or structure or other circumstances, including, but not limited to, topography, noise exposure, irregular property boundaries, or other unusual circums...
	B. There are no alternatives to the requested waiver that could provide an equivalent level of benefit to the applicant with less potential detriment to surrounding owners and occupants or to the general public.
	C. The granting of the requested waiver will not be detrimental to the health or safety of the public or the occupants of the property or result in a change in land use or density that would be inconsistent with the requirements of Article XV.
	D. If the waiver requested is to provide reasonable accommodation pursuant to State or federal law, the review authority must also make the following findings in addition to any other findings that this Article requires:
	1. That the housing or other property that is the subject of the request for reasonable accommodation will be used by an individual or organization entitled to protection;
	2. If the request for accommodation is to provide fair access to housing, that the request for accommodation is necessary to make specific housing available to an individual protected under State or federal law;
	3. That the conditions imposed, if any, are necessary to further a compelling public interest and represent the least restrictive means of furthering that interest; and
	4. That denial of the requested waiver would impose a substantial burden on religious exercise or would conflict with any State or federal statute requiring reasonable accommodation to provide access to housing.


	15.04.809.060 Conditions of Approval
	15.04.809.070 Appeal

	Article 15.04.810 Planned Area Districts
	15.04.810.010 Purpose
	15.04.810.020 Applicability
	15.04.810.030 Procedures
	A. Decision-Making Body. A Planned Area District must be adopted by the City Council as a Zoning Map amendment. A public hearing before the Planning Commission for a recommendation is required prior to City Council review.
	B. Review Procedures.
	1. Rezoning. An application for rezoning to a Planned Area District must be processed as an amendment to the Zoning Map, according to the procedures of Article 15.04.814 (Amendments to Zoning Map and Text), and must include a Planned Area Plan.
	2. Planned Area Plan. The Planned Area Plan will be accepted and processed concurrently, in the same manner as a Conditional Use Permit application, pursuant to Article 15.04.803 (Common Procedures) and Article 15.04.806 (Use Permits), although additi...
	3. Tentative Subdivision Map. When a Planned Area requires the submission of a tentative subdivision map, this map and all supporting documents must be prepared and submitted concurrently with the application for rezoning to a Planned Area District.
	4. Planned Development. A Master Plan may be submitted as a Planned Area Plan, with additional engineering detail provided in “unit plans.” The Director of Public Works and City Engineer may waive submission of detailed engineering site plans for a Ma...

	C. Initiation. An amendment to rezone to a Planned Area District must be initiated by a qualified applicant. If the property is not under a single ownership, all owners must join the application, and a map showing the extent of ownership must be submi...
	D. Application Content. An application for a Planned Area District, made on the prescribed form, must be filed with the Planning Division, accompanied by the required fee. Applications must contain all of the following:
	1. Legal Description. A legal description of the site and a statement of the number of acres contained therein.
	2. Title Report. A title report verifying the description and the ownership of the property.
	3. Ownership Declaration. A declaration as to whether the site is to remain under the same ownership and control or to be divided into small units during or after development and the manner and method of the division.
	4. Project Narrative. A generalized narrative describing the location of the site, its total acreage, and the existing character and use of the site and adjoining properties; the concept of the proposed development, including proposed uses and activit...
	5. Development Schedule. A development schedule, including anticipated timing for commencement and completion of each phase of development, tabulation of the total number of acres in each separate phase and percentage of such acreage to be devoted to ...
	6. Maps and Diagrams. Maps, diagrams, and other graphics necessary to establish the physical scale and character of the development and to demonstrate the relationship among its constituent land uses, buildings and structures, public facilities, and o...
	a. A map showing the perimeter boundaries of the project site, the perimeter of the ownership, the location and dimensions of any existing property lines and easements within the site, and all uses and structures within a 300-foot radius of the projec...
	b. Existing and proposed changes in the topography of the site, including the degree of land disturbance, the location of drainage channels or water courses, and the direction of drainage flow in one-foot contour intervals on areas of cross-slopes of ...
	c. A circulation diagram indicating proposed movement of vehicles, goods, and pedestrians within the district and to and from adjacent areas, including streets and driveways, sidewalks and pedestrian ways, and off-street parking and loading areas;
	d. A site plan indicating existing and proposed uses, location and dimension of buildings and structures, gross floor area of existing and proposed structures, identification of structures to be demolished or removed;
	e. Detailed engineering site plans, including proposed finished grades and all public improvements as well as estimates of grading volume (cut and fill), with accompanying grading sections or other technical drawings acceptable to the Director of Engi...
	f. Detailed engineering plans for the provision of public utilities for the site, including provisions for off-site connections and facilities necessary to serve the site;
	g. Sea level rise projections for the site and analysis of how projected sea level rise will impact the Planned Area District over time, if the Planned Area District is currently in or adjacent to an identified floodplain; is currently or has been exp...
	h. A detailed tabulation of the proposed densities of dwelling units, bedroom count, building coverage, paving coverage, landscaped areas, parking dedication, and height of structures;
	i. Lighting for the building(s), parking areas, open space areas, and pedestrian travel areas;
	j. Utilization of buildings and structures, including activities and the number of living units;
	k. Reservation of land for public uses, including schools, parks, playgrounds, and other open spaces;
	l. Dimensioned building elevations showing proposed architectural concepts, color program and material samples; and
	m. A comprehensive sign program, including the size and location of all proposed signs.

	7. Open Space and Landscaping Plan. An existing and proposed open space and landscaping plan including landscape concept and type of plant materials, recreation area, parking, service and other public area used in common on the property and a descript...
	8. Other Information. Any other information deemed necessary by the Zoning Administrator to ascertain if the project meets the required findings for a Planned Area Plan and re-zoning.


	15.04.810.040 Required Findings
	A. The proposed development is consistent with the General Plan, including the height, density, and intensity limitations that apply unless these limitations are to be amended;
	B. The subject site is physically suitable for the type and intensity of the land use being proposed;
	C. Adequate transportation facilities and public services, as defined in the General Plan and in the design standards established in the Subdivision Regulations  exist or will be provided in accordance with the conditions of Planned Area Plan approval...
	D. The proposed development will not have a substantial adverse effect on surrounding land uses and will be compatible with the existing and planned land use character of the surrounding area;
	E. The development generally complies with applicable design guidelines; and
	F. The proposed development is demonstratively superior to the development that could occur under the standards applicable to the underlying base district, and will achieve superior community design, environmental preservation and/or substantial publi...
	1. Appropriateness of the use(s) at the proposed location.
	2. The mix of uses, housing types, and housing price levels.
	3. Provision of units affordable to persons and families of low and moderate income or to lower income households.
	4. Provision of infrastructure improvements.
	5. Provision of open space.
	6. Compatibility of uses within the development area.
	7. Creativity in design and use of land.
	8. Quality of design, and adequacy of light and air to the interior spaces of the buildings.
	9. Overall contribution to the enhancement of neighborhood character and the environment of Richmond in the long term.


	15.04.810.050 Conditions
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies that the City has adopted; and
	B. Mitigate any potentially significant impacts identified as a result of review conducted in compliance with the requirements of the California Environmental Quality Act.

	15.04.810.060 Expiration and Renewal
	A. Expiration.
	1. Planned Area Plan. A Planned Area Plan is effective on the same date as the ordinance creating the Planned Area District is approved. An approved Planned Area Plan will expire two years after the effective date unless actions specified in the condi...
	2. Tentative Map. Where a tentative map has been approved in conjunction with a Planned Area Plan, the Planned Area Plan will expire upon the expiration of the tentative map.
	3. Phased Development. In the event that the applicant intends to develop the project in phases, and the City Council approves phased development, the Planned Area Plan remains in effect so long as not more than one year lapses between the end of one ...

	B. Renewal. An approved Planned Area Plan that has not been exercised may be renewed for a two-year period approved by the City Council after a duly-noticed public hearing. Application for renewal must be made in writing between 30 and 120 days prior ...

	15.04.810.070 Amendments of Approved Plans
	A. Changed Plans. Amendments to a Planned Area District or Planned Area Plan may be requested by the applicant or his/her successors. Amendments to the approved Planned Area District or Planned Area Plan will be classified as major or minor amendments...
	B. Major Amendments. Major Amendments to an approved Planned Area District or Planned Area Plan will be considered by the City Council at a duly noticed public hearing. An amendment will be deemed major if it involves one or more of the following chan...
	1. A change in the boundary of the Planned Area District;
	2. An increase or decrease in the number of dwelling units for the Planned Area District that is greater than the maximum or less than the minimum stated in the Planned Area Plan;
	3. An increase or decrease in the floor area for any non-residential land use that results in the floor area exceeding the minimum or maximum stated in the Planned Area Plan by 10 percent or more;
	4. Any change in land use or density that is likely to negatively impact or burden public facilities and utilities infrastructure as determined by the City Engineer;
	5. Any change in land use or density that is likely to negatively impact or burden circulation adjacent to the Planned Area District or to the overall major street system, as determined by the City Engineer; or
	6. Any other proposed change to the Planned Area Plan or the conditions of approval that substantively alters one or more of its components as determined by the Zoning Administrator.

	C. Minor Amendments. Amendments not meeting one or more of the criteria listed in subsection B above will be considered minor if they are consistent with the original findings and conditions of approval. Minor Amendments may be approved by the Zoning ...

	15.04.810.080 Development Plan Review

	Article 15.04.811 Development Agreements
	15.04.811.010 Purpose
	15.04.811.020 Applicability
	A. Large, Multi-Phase Development Project. A development agreement may be considered for a large, multi-phase development project that will require a developer to make a substantial investment at the early stages of the project for planning and engine...
	B. Property Subject to Annexation. An applicant whose property is located within the City's sphere of influence, or whose property is the subject of a pending application for inclusion into the sphere of influence, may file an application to enter int...
	1. The agreement will not become operative unless annexation proceedings annexing property to the City are completed within the period of time specified by the agreement.
	2. If the annexation is not completed within the time specified in the agreement or any extension of the agreement, the agreement is null and void.


	15.04.811.030 Authority and Duties
	A. The Director, in consultation with the City Manager, will negotiate the specific components and provisions of the development agreement on behalf of the City for recommendation to the City Council.
	B. The City Council has the exclusive authority to approve a development agreement.

	15.04.811.040 Procedure
	A. Application Requirements. An applicant must submit an application for a development agreement on a form prescribed by the Director, accompanied by the required fees. The Director must identify submittal requirements for applications for development...
	B. Contents of Development Agreements.
	1. Required Contents. A development agreement must specify its duration; the permitted uses of the subject property; the general location and density or intensity of uses; the general location, maximum height and size of proposed buildings; and provis...
	2. Improvements and Fees. A development agreement may include requirements for construction and maintenance of on-site and off-site improvements or payment of fees in lieu of such dedications or improvements.
	3. Conditions. A development agreement may also include conditions, terms, restrictions, and requirements for subsequent discretionary actions but does not eliminate the applicant’s responsibility to obtain all required land use approvals.
	4. Environmental Mitigation. A development agreement may include, without limitation, conditions and restrictions imposed by the City with respect to the project, including those conditions, restrictions and mitigation measures proposed in any Mitigat...
	5. Phasing. A development agreement may provide that the project be constructed in specified phases, that construction be commenced within a specified time, and that the project or any phase thereof be completed within a specified time.
	6. Financing. If the development agreement requires applicant financing of necessary public facilities, it may include terms relating to subsequent reimbursement over time for such financing.
	7. Indemnity. A development agreement must contain an indemnity clause requiring the applicant to indemnify and hold the City harmless against claims arising out of or in any way related to the actions of applicant in connection with the application o...
	8. Performance Obligation Fees. A development agreement may include provisions to guarantee performance of obligations stated in the agreement.

	C. Initial Review of Application. The Director will review each application to determine whether it is complete. If the application is found to be incomplete, the Director will reject the application and will inform the applicant of the items necessar...
	D. Negotiations. The Director must negotiate the specific components and provisions of the development agreement on behalf of the City for recommendation to the City Council.
	E. Recommendation by Director. The Director must make his/her recommendation in writing to the City Council. The recommendation must include the Director’s determination and supporting reasoning whether or not the proposed development agreement satisf...

	15.04.811.050 Public Notice and Hearing
	A. Notice of Intent. The Director must publish a notice of intent to consider adoption of a development agreement as provided in Section 65090 and 65091 of the Government Code.
	B. City Council. The Applicant must execute a proposed development agreement before it is placed before the City Council for consideration at a public hearing. The City Council must hold a duly noticed public hearing prior to adoption of any developme...

	15.04.811.060 Findings and Decision
	A. Findings. The City Council may not approve a proposed development agreement unless it finds that its provisions are consistent with the General Plan and any applicable specific plan. This requirement may be satisfied by a finding that the provision...
	B. Decision. After the City Council completes the public hearing, the City Council must approve, modify, or disapprove the development agreement. Approval of a development agreement must be by ordinance.

	15.04.811.070 Execution and Recordation of Development Agreement
	15.04.811.080 Annual Review
	A. Finding of Compliance. If the Director, on the basis of substantial evidence, finds compliance by the applicant with the provisions of the development agreement, the Director will issue a finding of compliance, which will be in recordable form and ...
	B. Finding of Non-compliance. If the Director finds the applicant has not complied with the provisions of the development agreement, the Director may issue a finding of noncompliance that may be recorded by the City with the Contra Costa County Clerk-...
	C. Appeal of Determination. Within seven days after issuance of a finding of compliance or a finding of noncompliance, any interested person may file a written appeal of the finding with the City Council. The appellant must pay fees and charges for th...

	15.04.811.090 Amendment or Cancellation
	A. After Finding of Noncompliance. If a finding of noncompliance does not include terms of compliance, or if applicant does not comply with the terms of compliance within the prescribed time limits, the Director may refer the development agreement to ...
	B. Mutual Agreement. Any development may be canceled or amended by mutual consent of the parties following compliance with the procedures specified in this section. A development agreement may also specify procedures for administrative approval of min...
	C. Recordation. If the parties to the agreement or their successors in interest amend or cancel the development agreement, or if the City terminates or modifies the development agreement for failure of the applicant to fully comply with the provisions...
	D. Rights of the Parties after Cancellation or Termination. In the event that a development agreement is cancelled or terminated, all rights of the applicant, property owner or successors in interest under the development agreement will be terminated....

	15.04.811.100 Effect of Approved Agreement
	A. Existing Rules and Regulations. Unless otherwise specified in the development agreement, the City’s rules, regulations and official policies governing permitted uses of the property, density and design, and improvement standards and specifications ...
	B. Future Rules and Regulations. A development agreement must not prevent the City, in subsequent actions applicable to the property, from applying new rules, regulations and policies that do not conflict with those rules, regulations and policies app...
	C. State and Federal Rules and Regulations. In the event that any regulation or law of the State of California or the United States, enacted or interpreted after a development agreement has been entered into prevents or precludes compliance with one o...

	15.04.811.110 Enforcement

	Article 15.04.812 Prezoning and Annexation
	15.04.812.010 Purpose
	15.04.812.020 Applicability
	15.04.812.030 Prezoning Procedure
	A. Parcels proposed for annexation to the City shall be prezoned consistent with the following unless an application for a different prezoning is initiated and processed according to the procedures established under Article 15.04.814 (Amendments to Zo...
	1. Undeveloped Residential Parcels.
	a. Development Potential of Five or More Lots. Parcels with development potential of five or more lots shall be prezoned SFR-3RL2 or equivalent and may also be prezoned to allow for mixed use or neighborhood commercial development, consistent with the...
	b. Development Potential of Less than Five Lots. Parcels with development potential of less than five lots shall be prezoned SFR-3RL2 or equivalent unless an alternate zone would be consistent with the General Plan land use designation(s) for the area...

	2. Developed Residential Parcels and Nonresidential Parcels. Developed residential parcels and parcels with development potential for nonresidential use will be pre-zoned consistent with the General Plan and surrounding and/or like zoning district cla...

	B. Prezoning must remain the same for two years after annexation.

	15.04.812.040 Annexation Regulations
	A. General Regulations.
	1. General Plan Consistency. The proposed annexation and parcel configuration must be consistent with the General Plan.
	2. Location. The site proposed for annexation must be contiguous to the City and contiguous to or provisions have been made to become contiguous to City streets or to improved private streets where the maintenance of the private street is provided by ...
	3. Impact Analysis. An environmental analysis under the provisions of the California Environmental Quality Act and a fiscal impact analysis that evaluates recurring revenues and service costs that may be incurred by the City as a result of annexation ...
	4. Public Services and Facilities.
	a. Public services and facilities meeting City standards must be available to the lands proposed for annexation. Private streets and facilities satisfactory to the Public Works Director with adequate provision for their maintenance may be acceptable i...
	b. All streets, sewage and drainage systems and police and fire protection must meet City standards. Public services and utilities must be provided to the satisfaction of the City Engineer:
	i. Improvements shall be constructed and accepted prior to issuance of Building Permits or sewer connections.
	ii. Streets must meet City street standards from the terminus of City streets currently meeting City standards to and throughout the property.
	iii. Street lights will not be required to be installed where street lights do not currently exist unless requested and paid for by petitioners.

	c. The City taxpayer shall not be burdened with paying for additional services for newly annexed lands as demonstrated in the fiscal impact analysis.
	d. Sewer service connection shall be made pursuant to Richmond Municipal Code Article XII, Public Services.

	5. Creek Protection. All lands proposed for annexation are subject to the provisions in Article 15.04.302 (Creek Protection Overlay District).

	B. Undeveloped Lots. Annexation of lots that do not contain a primary structure shall comply with the following standards:
	1. Lots shall meet the minimum lot size and density standards of Article XV.
	2. The overall density shall not exceed the density permitted by the lot size standards of Article XV for the applicable zoning to be applied to the site.

	C. Developed Lots. Annexation of lots that contain a primary structure must comply with the following standards:
	1. The lots must meet the minimum lot size and density standards of Article XV. Single developed properties that meet all annexation policies, with the exception of minimum lot size requirements, may be considered for annexation provided that further ...
	2. The lots must be connected to the City's sanitary sewer system or be able to be connected to the City's sewer to the satisfaction of the City Engineer pursuant to the Richmond Municipal Code Article XII, Public Services.
	3. Lots with existing properly functioning septic tank-drain field systems will not be required to connect to a newly installed sewer line until one of the following events occurs and at that time must be required to connect:
	a. Upon sale of the property that triggers an assessment of the County Tax Assessor; or
	b. Upon determination by the Contra Costa County Environmental Health Services Division that the existing septic system cannot function properly or cannot be expanded to accommodate the use; and
	c. Failed septic systems may not be replaced with another septic system.



	15.04.812.050 Effective Date of Zoning and Time Limit

	Article 15.04.813 General Plan Amendments
	15.04.813.010 Purpose
	15.04.813.020 Applicability
	15.04.813.030 Initiation
	A. Any qualified applicant identified in Section 15.04.803.020 (Application Forms and Fees); or
	B. An order of the City Council or Planning Commission, on its own motion or on the recommendation of the Director.

	15.04.813.040 Procedures
	A. Required Information. In addition to any other application requirements, an application for a General Plan amendment must include a statement, supported by documentation, that describes how the proposed amendment conforms to the General Plan’s goal...
	B. Director’s Report. The Director must prepare a report and recommendation to the Planning Commission, which must include, but is not limited to, a discussion of how the proposed amendment complies with the purposes of this Article and the General Pl...
	C. Planning Commission Recommendation. The Commission’s recommendation must be forwarded to the City Council for action on the proposed amendment except in the situation specified in subsection 15.04.813.060A).

	15.04.813.050 Findings
	A. The proposed amendment will contribute to the public health, safety, and general welfare or will be of benefit to the public.
	B. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are proposed to be amended.
	C. The proposed amendment retains the internal consistency of the General Plan and is consistent with other adopted plans, unless a concurrent amendment to those plans is also proposed and will result in consistency.
	D. The proposed amendment has been reviewed in compliance with the requirements of the California Environmental Quality Act.

	15.04.813.060 Planning Commission Action
	A. Recommendation Against Private Application. If the amendment under consideration was initiated by an applicant pursuant to subsection 15.04.813.030A), and the Planning Commission recommends against the adoption of such amendment, the application is...
	B. All Other Situations. Following the public hearing, the Planning Commission must submit a recommendation on the proposed amendment and environmental determination to the City Council. The recommendation must include the reasons for the recommendati...

	15.04.813.070 City Council Action
	A. After receiving the report from the Planning Commission, the City Council must hold a public hearing noticed and conducted as required by Article 15.04.803 (Common Procedures). The notice must include a summary of the Planning Commission’s recommen...
	B. After the conclusion of the hearing, the City Council may approve, modify, or deny the proposed General Plan amendment. If the Council proposes any substantial modification not previously considered by the Planning Commission during its hearings, t...
	C. The City Council’s approval of an amendment to the General Plan must be by resolution, adopted by the affirmative vote of not less than a majority of the total membership of the Council.
	D. Following the Council action, the City Clerk will make the documents amending the General Plan, including the diagrams and text, available for public inspection.


	Article 15.04.814 Amendments to Zoning Map and Text
	15.04.814.010 Purpose
	15.04.814.020 Applicability
	15.04.814.030 Initiation of Amendments
	A. Any qualified applicant as identified in Article 15.04.803 (Common Procedures); or
	B. An order of the City Council or Planning Commission, on its own motion or on the recommendation of the Director.

	15.04.814.040 Procedures
	15.04.814.050 Findings
	A. The proposed amendment is consistent with the General Plan.
	B. The proposed amendment is necessary for public health, safety, and general welfare or will be of benefit to the public.
	C. The proposed amendment has been reviewed in compliance with the requirements of the California Environmental Quality Act.
	D. For a change to the Zoning Maps, that the subject property is suitable for the uses permitted in the proposed zone in terms of access, size of parcel, relationship to similar or related uses, and other relevant considerations, and that the proposed...

	15.04.814.060 Planning Commission Action
	A. Recommendation Against Amendment to Rezone Property. If the matter under consideration is an amendment to change property from one zone to another, and the Planning Commission recommends against the adoption of such amendment, the application is de...
	B. All Other Situations. Following the public hearing, the Planning Commission must submit a recommendation on the proposed amendment and environmental determination to the City Council. The recommendation must include the reasons for the recommendati...

	15.04.814.070 City Council Action

	Article 15.04.815 Enforcement Provisions
	15.04.815.010 Purpose
	15.04.815.020 Enforcement Responsibilities
	A. The Zoning Administrator is responsible for enforcing the provisions of Article XV.
	B. All departments, officials, and public employees of the City vested with the duty or authority to issue permits or licenses must conform to the provisions of Article XV and not issue any permit or license for uses, buildings or purposes in conflict...

	15.04.815.030 Revocation
	15.04.815.040 Nuisance
	A. Nuisance Defined. In accordance with Section 9.22.090 of the Municipal Code, the following is unlawful and constitutes a public nuisance:
	1. Any building, structure, or planting set up, erected, constructed, altered, enlarged, converted, moved, or maintained contrary to the provisions of Article XV;
	2. Any use of any land, building, or premises established, conducted, operated, or maintained contrary to the provisions of Article XV; or
	3. Failure to comply with any of the conditions of a permit granted under Article XV.

	B. Authority. The Director, the Zoning Administrator, the Code Enforcement Manager and/or Building Official, and their respective designees, or such person designated by the City Manager, are authorized and directed to use the provisions of this secti...
	C. Procedures. Whenever an authorized City employee has inspected or caused to be inspected any structure, building, use, or property and determined that it a nuisance, the authorized City employee shall commence proceedings to cause the abatement of ...
	D. Remedies. The remedies provided for in this Section are cumulative and not exclusive to those provided for in Chapter 9.22 and Chapter 2.62 of the Municipal Code. Upon a finding of nuisance, and after giving the property owner an opportunity to cur...
	1. Ordering the cessation of the use in whole or in part.
	2. Imposing reasonable conditions upon any continued operation of the use, including those uses that constitute existing non-conforming uses.
	3. Requiring continued compliance with any conditions so imposed.
	4. Requiring the user to guarantee that such conditions will in all respects be complied with.
	5. Imposing additional conditions or ordering the cessation of the use in whole or in part upon a failure of the user to comply with any conditions so imposed.









