
Agenda Item B.1 
   DISCUSSION/ACTION 

Meeting Date:  June 30, 2014 
___________________________________________________________________
___ 
 
 
TO: Planning Commission Chair and Members 
 
FROM:  Jennifer Carman, Planning & Environmental Review Director 
 Anne Wells, Advance Planning Manager 
 
SUBJECT: Zoning Ordinance Project Module 3 Part 2: Regulations Applying to 

Multiple Districts 
 
 
RECOMMENDATION: 
 
It is recommended that the Planning Commission receive a presentation and provide 
feedback on the Zoning Ordinance Project Module 3 Part 2: Regulations Applying to 
Multiple Districts. 
 
BACKGROUND: 
 
The City initiated the Zoning Ordinance Project (Project) with the purpose of 
preparing new zoning regulations that are consistent with and reflective of the City's 
adopted General Plan. This Project has been designed to provide opportunities for 
public input: we have a new website up and running for the project, 
www.GoletaZoning.com, where we post documents, including a background paper 
on “Approach to Zoning” and our “Public Outreach Plan” and provide information on 
prior and upcoming meetings. Residents can submit comments there as well as 
directly to us. 
 
Since the kickoff of the Project in October 2013, staff and consultant, Dyett & Bhatia, 
have conducted the following public meetings: 
 

• two days of interviews with members of the public and City decision-makers 

• eight presentations before the Planning Commission regarding the New 
Zoning Ordinance Draft Annotated Outline, Module 1: Administration and 
Permits, Module 2: Base and Overlay Zoning District Regulations and a 
portion of Module 3: Regulations Applying to Multiple Districts; 

• five Open House sessions with the public to review the Project; and 

• a public meeting on the Project environmental review scoping document. 
 
The purpose of this staff report is to transmit the second portion of Module 3 for 
Planning Commission review and feedback. This portion of Module 3 is also 
accessible on GoletaZoning.com under the "documents" link. 
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DISCUSSION: 
 
Part 2 of Module 3, Regulations Applying to Multiple Districts, is the subject of this 
Planning Commission meeting.  
 
At this meeting, staff is seeking Planning Commission feedback regarding nine 
chapters of Module 3 including: 
 

Chapter 17.31 Coastal Zone Development and Resource Management 
Chapter 17.32 Coastal Access 
Chapter 17.33 Demolition and Relocation 
Chapter 17.34 Energy Facilities 
Chapter 17.35 Environmentally Sensitive Habitats 
Chapter 17.37 Lighting 
Chapter 17.40 Performance Standards 
Chapter 17.41 Floodplain Management 
Chapter 17.45 Tree Protection 

 
To facilitate the Planning Commission discussion, staff and consultant will break 
down the content of the three chapters through a series of slides. An Open House 
session with the public will be hosted by staff and consultant prior to the Planning 
Commission meeting regarding Module 3. 
 
NEXT STEPS: 
 
Future meetings will be scheduled with the Planning Commission to spend 
additional time reviewing the contents of the rest of Module 3. Additional Open 
House sessions with the public will be hosted by staff prior to Planning Commission 
meetings. With the completion of Module 3, staff will prepare a Draft Zoning 
Ordinance for public review at which time workshops with the public will occur.  
 
Approved By: Prepared By: 
 
 
____________  _____________  _______             ________ 
Jennifer Carman Anne Wells 
Planning Commission Secretary Advance Planning Manager 
 
ATTACHMENTS: 
 
1.  Zoning Ordinance Project Part 2 of Module 3: Regulations Applying to Multiple 

Districts 
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C. Limitations on Development. Development must be safe from bluff retreat, waves, 
or flood hazards without the use of any shoreline protective device. Piers, groins, 
breakwaters, drainages, seawalls, revetments, rip-rap, pipelines and other shoreline 
protection structures will be permitted only when required to serve coastal-dependent 
uses such as public access and recreational uses, or to protect existing structures or 
public beaches in danger of erosion, when non-structured alternatives have failed and 
when located to avoid significant rocky points and intertidal areas.  Any shoreline 
protection devices must be designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply and to minimize the impact of future flooding and sea level rise. 

1. Seawall Prohibition. Shoreline and bluff protection structures will not be 
permitted to protect new development. All permits for development on 
blufftop or shoreline lots that do not have a legally established shoreline 
protection structure must be conditioned to require that prior to issuance of 
any grading or construction permits, the property owner must record a deed 
restriction against the property that will ensure that no shoreline protection 
structure will be proposed or constructed to protect the development, and 
which expressly waives any future right to construct such devices.  Proposed 
development will not be approved where the review authority determines that 
shoreline protective structures will be necessary to protect the new structures 
at the time of development or if the development will be increased to 
exposure of flooding within 100 years of the date of review due to flooding or 
sea level rise. The level of exposure to sea level rise and/or flooding must be 
identified in the geotechnical reports that the applicant must submit.  These 
reports must analyze the future flooding potential for a 100 year period as 
prescribed by the California Coastal Commission.  

2. Bluff Face Development.  No development will be permitted on a bluff face, 
except for engineered staircases or accessways to provide public beach access 
and pipelines for scientific research or coastal-dependent industry. Drainpipes 
must be allowed only where no other less environmentally damaging drain 
system is feasible and the drainpipes are designed and placed to minimize 
impacts to the bluff face, toe and beach. Drainage devices extending over the 
bluff face must not be permitted if the property can be drained away from the 
bluff face. 

3. Structures on the Beach. No permanent structure will be permitted on a dry 
sandy beach except a facility necessary for public health and safety, including 
lifeguard towers, and recreation facilities such as beach volleyball courts. 

D. Liability. Any development on a beach or shoreline which is subject to wave action, 
erosion, flooding, storm surge, landsides, sea level rise, or other hazards associated with 
development on a beach or bluff, the property owner is required to execute and 
record a deed restriction which acknowledges and assumes these risks and waives any 
future claims of damage or liability against the permitting agency and agrees to 
indemnify the permitting agency against any liability, claims, damages, or expenses 
arising from any injury or damage due to such hazards. 
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E. Application Requirements. Planning permit applications for development or 
expansion of existing uses proposed to be development on or adjacent to a beach or 
coastal bluff must include the following: 

1. Geotechnical Report.  An analysis of beach erosion, wave run-up, inundation 
and flood hazards, including those due to sea level rise and storm surge. The 
analysis must be prepared by a licensed civil engineer with expertise in coastal 
engineering. The report must consider, describe and analyze the following: 

a. An analysis of the proposed development that ensures that all surface 
and subsurface drainage will not contribute to the erosion of the bluff 
face or affect the stability of the bluff itself; 

b. On lots with a legally established shoreline protective device, the 
analysis must describe the condition of the existing seawall, identify 
any impacts it may be having on the public access and recreation, 
scenic view, sand supplies, and other coastal resources, and evaluate 
opportunities to modify or replace the existing arming device in a 
manner that would eliminate or reduce these impacts;   

c. An evaluation of whether the development, as proposed or modified, 
could be safely established on the property for a 100 year period 
without a shoreline protective device; 

d. A tsunami hazard assessment, including sea level rise and tsunami wave 
run-up calculations;  

e. The impact of construction activity on the stability of the site and 
adjacent area; 

f. Cliff geometry and site topography, extending the surveying work 
beyond the site as needed to depict unusual geomorphic conditions 
that might affect the site; 

g. Historic, current and foreseeable cliff erosion, including investigation 
of recorded land surveys and tax assessment records in addition to the 
use of historic maps and photographs where available, and possible 
changes in shore configuration and sand transport; 

h. Geologic conditions, including soil, sediment and rock types and 
characteristics, in addition to structural features such as bedding, joints 
and faults; 

i. Evidence of past or potential landslide conditions, the implications of 
such condition for the proposed development and the potential effects 
of the development on landslide activity; 
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j. Ground and surface water conditions and variations, including 
hydrologic changes caused by the development (e.g., introduction of 
sewage, effluent and irrigation water to the groundwater system, 
alterations to surface drainage, storm surge, and the like); 

k. Potential erosion of the site and mitigation measures to be used to 
ensure minimized erosion problems before and after construction (i.e., 
landscape and drainage design); 

l. Effects of marine erosion on coastal bluffs; 

m. Potential effects of seismic forces resulting from a maximum credible 
earthquake; and 

n. Any other factor that might affect slope or bluff stability. 

2. Construction Plan.  A construction plan which demonstrates that no 
stockpiling of dirt or construction materials will occur on the beach will be 
required. The plan will note erosion, runoff, and sedimentation measures to be 
implemented at the end of each day’s work; that all construction debris will be 
removed from the beach daily and at the completion of development; and no 
machinery will be allowed in the intertidal zone.   

F. Site Planning and Setback Standards. 

1. Structure Siting.   

a. New development must be sited to ensure that it is safe from hazards 
associated with sea level rise for a minimum of 100 years. 

b. Structure Siting. The review authority will determine the location, size 
and density of development to be allowed on bluffs based in part on 
the viewsheds identified and what is necessary to protect them. 

c. Setbacks. Development proposed on shoreline lots must comply with 
the setback requirements of the applicable Zoning District, except 
where a lot line is adjacent to a coastal bluff or where public access 
and/or recreational areas are required in compliance with these 
regulations. Proposed development must be set back from the seaward 
property line or the bluff where applicable, as provided by this 
Subsection. 

d. Bluff Setback Requirements. 

(1) Minimum Bluff Retreat Setback. New structures must be set 
back a sufficient distance from the bluff top to be safe from 
bluff erosion for a minimum of 100 years. The 130-foot 
setback consists of the sum of a) 100 times a conservative 
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average rate of bluff retreat of 1.0 feet per year, and b) a 30-
foot additional safety buffer. A lesser setback may be appoved 
by the reviewing authority,  provided that a site specific 
geological or geotechnical engineering study demonstrates that 
the average annual bluff retreat rate is less than 1.0 feet per 
year and that the proposed setback meets the 100-year bluff-
retreat rate, plus 30 feet, standard. Repair and maintenance of 
existing bluff structures that encroach into the required setback 
are allowed. Minor additions (less than 10 percent of the 
existing building’s floor area) to existing blufftop structures 
within the bluff setback may be allowed by the reviewing 
authority, provided that the addition does not encroach further 
into the setback than the existing structure. Alteration or 
additions to existing nonconforming development that equals 
or exceeds 50 percent of the size of the existing structure must 
not be authorized unless the structure’s are brought into 
conformance with this requirement.  

(2) Use of Bluff Retreat Setback. No development except 
pathways, stairways, fencing, signage and other features 
associated with a public accessway or a necessary pipeline 
associated with a public facility will be permitted within the 
bluff retreat setback identified in site specific geologic reports.  

(3) Landscaping. Drought tolerant landscaping must be installed 
and maintained in the required setback. Grading, as may be 
required for drainage or to install landscaping and minor 
improvements (i.e., patios and fences) that do not impact 
public views or bluff stability may be permitted. 

(4) Access and Recreational Area Setbacks. Additional blufftop 
setbacks may be required in compliance with Coastal Plan 
policies to accommodate public access and recreational areas in 
compliance with Chapter 17.32 Coastal Access. 

G. Shoreline Protection. 

1. Erosion Control. Proposed development must be designed and constructed to 
incorporate appropriate erosion control measures, in compliance with the 
City's grading standards in Chapter 15.09, Grading, Erosion, and Sediment 
Control of the Municipal Code. 

2. Storm Drainage Devices. A storm drainage device over a bluff face will not be 
permitted if the device can be sited so that it drains away from the bluff face. 
Each new storm drainage structure must be constructed so that drainage water 
will not spill over or onto the bluff face. Bluff face drain pipes must be allowed 
only where no other less environmentally damaging drain system is feasible 
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C. Application Requirements. Development applications must provide information 
adequate to identify existing public views and demonstrate how the project proposes 
to avoid significant disruption of the view sheds identified. Examples of specific views, 
consistent with the General Plan /Coastal Land use Plan, include the following: 

1. The open waters of the Pacific Ocean/Santa Barbara Channel, with the 
Channel Islands visible in the distance. 

2. Goleta’s Pacific shoreline, including beaches, dunes, lagoons, coastal bluffs, and 
open costal mesas. Goleta and Devereux Sloughs. 

3. Creeks and the vegetation associated with their riparian corridors. 

4. Agricultural areas, including orchards, lands in vegetable or other crop 
production, and fallow agricultural lands. 

5. Lake Los Carneros and the surrounding woodlands. 

6. Prominent natural landforms, such as the foothills and the Santa Ynez 
Mountains. 

D. View Preservation. The Scenic Resources Map contained in the General 
Plan/Coastal Land Use Plan identifies locations on public roads, trails, parks, open 
spaces, and beaches that serve as public vantage points for viewing scenic resources. 
Views from these locations must be protected by minimizing any impairment that 
could result from new development. Proposed development must be designed to 
preserve existing views as follows: 

1. Design of Development.  The review authority will review the design of the 
proposed development, including the location on the lot, size, bulk, and 
height of the structure(s), to ensure that views identified are protected.  Design 
alternatives that enhance rather than obstruct or degrade views are encouraged.   

2. Views from Roadways. The existing broad, unobstructed views from the 
nearest public street to the ocean and mountains will be preserved to the 
maximum extent feasible. 

3. Views of Natural Features. Development proposed on or adjacent to bluffs, 
beaches, and streams must be designed and sited to prevent adverse impacts on 
the visual quality of these resources. 

4. View Protection Development Standards. To minimize impacts and ensure 
visual compatibility of new development, the following development practices 
must be used, where applicable: 

a. Limitations on the height of structures; 
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b. Setbacks of ocean-fronting structures a distance sufficient to ensure 
that the structure does not infringe on views from the beach; 

c. Limitations of the use of reflective materials for exterior walls, 
including retaining walls, and fences; 

d. Clustering of building sites and structures; 

e. Shared vehicular access to minimize curb cuts; 

f. Use of landscaping for screening purposes and/or minimizing view 
blockage as applicable; and 

g. Selection of colors and materials that harmonize with the surrounding 
landscape. 
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b. Slope. The preferred slope gradient for the walking surface of an 
accessway is zero to five percent, and in no case will exceed eight 
percent. 

c. Overhead Clearance. The minimum overheard clearance for an 
accessway must be seven feet. 

3. Access for Disabled Persons. Wherever possible, wheelchair access to the 
ocean should be provided, as determined by the Director and Coastal 
Commission. Ramps should have dimensions and gradients consistent with 
current Americans with Disabilities Act (ADA) requirements. Where beach 
access for disabled persons is provided, parking spaces for disabled persons 
must be provided in compliance with Chapter 17.39, Parking and Loading. 

4. Parking. Where access sites are required, parking must be provided where 
feasible pursuant to Chapter 17.39, Parking and Loading. 

5. Signs. Directional signs advising the public of vertical, lateral and blufftop 
accessways and parking must be placed in prominent locations along access 
routes, at appropriate places in the downtown and at major visitor destinations. 
Signs designating disabled access points and parking must be conspicuous. 
Potential hazards along accessways such as steep cliffs, steps or slopes must be 
signed and fenced when necessary.  All signage must meet the requirements of 
Chapter 17.42, Signs. 

C. Vertical Access. A vertical accessway must comply with the following standards in 
addition to other applicable requirements of this Section. 

1. Vertical accessways must be sited along the border of the development and 
extend from the road to the bluff edge or shoreline; a different location may 
be approved if determined by the review authority to be appropriate 
considering site topography and the design of the proposed project. 

2. If the proposed development includes residential structures, an accessway must 
not be sited closer than five feet to any residential structure. 

3. A vertical accessway must have a minimum easement width of 25 feet 
centered on a pathway with a minimum width of 5 feet to allow for pedestrian 
use of the corridor, but the required pathway width may be reduced in 
compliance with Subsection (B)(2). 

D. Lateral Access. A lateral accessway must comply with the following standards, in 
addition to the other applicable requirements of this Section. 

1. A lateral accessway easement, or offer to dedicate, must extend landward a 
minimum of 25 feet from mean high tide to the toe of the bluff or the first 
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B. Administrative Use Permit Required. No building permit will be issued for the 
demolition or removal of a building that is over 50 years old without the approval of 
an Administrative Use Permit except for the following: 

1. Single Family Homes and accessory structures; 

2. Accessory structures not exceeding 500 square feet. 

3. Maintenance and repairs, the sole purpose and effect of which is to correct 
deterioration, decay or damage; and 

4. Demolition or alteration of any portion of a building that was constructed 
pursuant to a City building permit issued less than 50 years before the date of 
application for the proposed building permit. 

C. Procedures. An application for an Administrative Use Permit pursuant to this 
Section must be filed in accordance with the requirements of Chapter 17.48, Use 
Permits. 

1. Required Studies. Structures proposed for demolition may be subject to a 
Phase 1 and/or Phase 2 historical study, as determined by the Zoning 
Administrator. If a structure or site is determined through these studies to be 
important to the city’s heritage, the Zoning Administrator also may request 
that applicant investigate the feasibility of preservation or relocation as an 
alternative to demolition. In the event preservation or relocation is not feasible 
and/or demolition is deemed acceptable, the Phase 1 and/or Phase 2 historical 
study must identify appropriate mitigation measures, which may include 
without limitation the following: 

a. Providing public notice of the availability of the structure through 
advertisements or other means; or. 

b. Salvage and reuse building elements that have value and may be 
irreplaceable such as cornices, columns, mantels, doors, hardware, and 
lighting fixtures; and 

c. Video- and photo-document the structure and its setting using archival 
quality materials 

2. Applicant’s Responsibility. The applicant will pay the reasonable cost of 
preparation of the report (a Phase 1 or Phase 2 study) by an architectural 
historian, preservation architect, or other qualified professional approved by 
the City and who meets the Secretary of the Interior’s Historic Preservation 
Professional Qualification Standards. The report will also be considered by the 
Zoning Administrator for the environmental determination required pursuant 
Section 17.46.050, Environmental Review, and any guidelines the City adopts 
to comply with these requirements. 
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D. Required Findings. To approve an Administrative Use Permit pursuant to this 
Section, in addition to any other findings that this Title may require, the Zoning 
Administrator must find that: 

1. The property is not listed on or deemed eligible for listing on the National 
Register of Historic Places, the California Register of Historic Resources or 
an inventory of local cultural resources as defined by the General Plan; or 

2. That denial of the Administrative Use Permit would result in Substantial 
Hardship, as that term is defined in Subsection (E) below, and that the severity 
of the Hardship outweighs the public benefit from denying the Permit. 

E. Finding of Substantial Hardship. The Zoning Administrator may approve an 
Administrative Use Permit if the applicant presents clear and convincing evidence that 
disapproval will work immediate and substantial hardship because of conditions 
peculiar to the particular structure or feature involved. If hardship is found to exist 
under this Section, the Zoning Administrator will make a written finding to that 
effect, and the facts relied upon in making such finding. Rehabilitation costs that are 
the result of the property owner’s intentional or negligent failure to maintain the 
structure in good repair will not be considered in the determination of whether 
denying the Permit would result in Substantial Hardship. The Zoning Administrator 
may consider the following factors in making the determination of whether Substantial 
hardship exists. 

1. Whether approving the Application would be generally consistent with, and 
supportive of, the goals and policies of this Section and the General Plan; 

2. A report from a licensed engineer as to the structural soundness of any 
structures on the property and their suitability for rehabilitation; 

3. The estimated market value of the property in its current condition; estimated 
market value after completion of the proposed demolition;  

4. An estimate from an architect, developer, real estate consultant, appraiser or 
other real estate professional experienced in rehabilitation as to the economic 
feasibility of rehabilitation or reuse of the existing structure on the property; 

5. The assessed value of the property according to the two most recent 
assessments; 

6. In the case of a structure that is to be demolished, whether the property retains 
no reasonable economic use, taking into account the condition of the 
structure, its location, the current market value, and the costs of rehabilitation 
that would be necessary to make the findings under Subsections (E)(4); 
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7. In the case of a structure that is to be relocated, whether the building may be 
moved without destroying its historic or architectural integrity or importance; 
or 

8. Any other information considered necessary by the Zoning Administrator to a 
determination as to whether the property does yield or may yield a reasonable 
return to the owners. 

F. Abatement or Correction of Unsafe or Dangerous Conditions. None of the 
provisions of this Section will be construed to prevent any measures of construction, 
alteration or demolition necessary to correct or abate the unsafe or dangerous 
condition of any structure, other feature, or part thereof, which such condition has 
been declared unsafe or dangerous by the Building Official or the Fire Department, 
and where the proposed measures have been declared necessary to correct the said 
condition; provided, however, that only such work as is reasonably necessary to 
correct the unsafe or dangerous condition may be performed pursuant to this Section. 
In the event any structure or other feature is damaged by fire or other calamity 
beyond the reasonable control of the property owner, or by the public enemy to such 
an extent that in the opinion of the aforesaid department or departments it cannot 
reasonably be repaired or restored, it may be removed in conformity with normal 
permit procedures and applicable laws. 

G. Failure to Comply with Ordinance. The Planning Commission will have the 
authority to withhold a building permit for a site if the Commission determines that 
demolition or removal has been done on the site without the benefit of an 
Administrative Use Permit. If the Commission, after notice and hearing, makes this 
determination, the Commission will also have the authority to record an affidavit with 
the County Recorder stating that no permits for any new development will be issued 
on the property for a period of five years. 
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e. Instances where the City finds the 25 foot setback poses an undue 
hardship to proposed development, provided that any reduced setback 
is not less than 15 feet, measured from the centerline of the pipeline. 

3. Survey Required. Except for pipelines exempted from a Coastal Development 
Permit under Public Resources Code §30610(c) and (e) of the California 
Coastal Act as defined by the State Coastal Commission’s Interpretive 
Guidelines, a survey must be conducted along the route of any pipeline to 
determine what, if any, coastal resources may be impacted by the construction 
and operation of a pipeline.  The applicant must pay the costs of this survey.  
The survey may be conducted as part of environmental review as required 
under the California Environmental Quality Act (CEQA) (Public Resources 
Code §21000 et seq.) for a particular project. 

4. Pipeline Marking and Warning. New pipelines or relocation of existing 
pipelines must include measures to clearly warm outside parties about the 
presence of the pipeline, including proper marking of the right-of-way with 
signage and use of brightly colored warning tape approximately one foot 
above buried pipelines where feasible. 

5. Revegetation and Habitat Restoration. 

a. Submittal of Revegetation and/or Habitat Restoration Plan.  The applicant 
must submit a revegetation plan with all applications to modify, 
abandon, or change the production level.  The plan must also include 
provisions for restoration of habitats that will be disturbed by 
construction or operation procedures. 

b. The Zoning Administrator must review and approve all revegetation 
plans.  

c. Performance Security. For projects in which a revegetation plan and/or 
habitat restoration plan has been prepared, a performance security must 
be provided in an amount sufficient to ensure completion of all 
requirements of the approved revegetation and/or restoration program 
and will be released upon satisfactory completion and success of the 
plantings. 

d. Annual Surveys to Assess Effectiveness. For projects in which a 
revegetation plan and/or habitat restoration plan has been prepared, 
the affected pipeline segment must be resurveyed 12 months after 
completion of construction to assess the effectiveness of the 
revegetation and restoration program.  Subsequent surveys must be 
completed and submitted to the Zoning Administrator on an annual 
basis to demonstrate progress in returning the site to pre-construction 
conditions,  until such time that the Zoning Administrator determines 
that additional monitoring is no longer necessary. 
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6. Safety Measures Required. Oil and gas pipelines that cross fault lines and areas 
that are susceptible to erosion, sliding, earthquake or other geologic events 
will be subject to additional safety standards, including emergency shut-off. 

7. Spills. Where pipeline segments carrying hydrocarbon liquids pass through 
important coastal resource areas (e.g., recreation, habitat, archaeological or 
other areas of significant coastal resource value), automatic shutoff valves must 
be utilized to minimize the amount of spilled liquids in the sensitive area.  The 
potential for damage in those areas must be minimized by considering spill 
volumes, duration and trajectories in the selection of a pipeline corridor.  In 
addition, appropriate measures for spill containment and clean-up (e.g., catch 
basins to contain a spill) must be included as part of the required emergency 
response plan. 

8. Equipment/Activities/Use Confined to Right-of-Way. Equipment and 
activities must be restricted to the pipeline right-of-way to the maximum 
extent feasible. Following installation of a pipeline, use of the right-of-way 
will be restricted to the pipeline easement. 

9. Burial Within Corridor. Permits for new pipeline construction must require 
engineering of pipe placement and burial within a corridor to minimize 
incremental widening of the corridor during subsequent pipeline projects, 
unless the proposed route is determined to be unacceptable for additional 
pipelines. 

10. Repair and Replacement of Existing Pipelines. The repair, replacement or 
modification of existing underground oil or gas pipelines will not require a 
permit provided that each of the following criteria is met: 

a. The repair, replacement or modification activities will not take place 
in, or require access through, an environmentally sensitive habitat area. 

b. The repair, replacement or modification will not result in a substantial 
increase in volume of oil or gas transported through the pipeline. 

c. The pipeline, after repair, replacement or modification, will comply 
with all applicable safety and engineering standards established by state 
and federal law. 

d. The repair, replacement or modification will not significantly expand 
or alter the right-of-way occupied by the existing pipeline. 

e. The ground surface above the pipeline will be restored to its prior 
condition (or better) immediately upon completion of work.  Where 
the ground surface was previously vegetated, the pipeline operator will 
revegetate the surface within three months of the completion of repair 
and/or replacement. 
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C. Requirement to File an Application. 

1. Intentional Abandonment. The permittee of a permitted land use must submit 
an application to the Department for a Demolition and Reclamation Permit 
upon intentional cessation or abandonment of a permitted land use. 

2. Other Events that Trigger Submittal of Application. The permittee of a 
permitted land use must submit an application to the Department either to 
defer abandonment or to obtain a Demolition and Reclamation Permit upon 
the occurrence of either of the following: 

a. Expansion of Production.  Any request for expansion of production 
levels for oil or gas in an existing facility; 

b. City Permit Requirement. Any event designated in an existing City 
permit that would require consideration of abandonment; or 

c. Idle Land Use or Business Function. The permitted land use or an 
independent business function of a permitted land use has become idle. 

3. Time Period.  The application must be filed within 12 months of intentional 
abandonment and no later than 90 days after an event specified in Subsection 
(2) has occurred. 

D. Public Hearing. The Planning Commission will conduct a public hearing to 
consider any application to defer abandonment. 

E. Decision on Application to Defer Abandonment. 

1. The Planning Commission will grant the application for deferral of 
abandonment unless the evidence shows that an idle facility has no reasonable 
possibility of being restarted or the owner has no intent of restarting operations 
at the facility within a reasonable period of time. 

2. Notwithstanding Subparagraph (1), above, the Planning Commission must 
approve the application for deferral of abandonment for any pipeline subject to 
the jurisdiction of the Federal Energy Regulatory Commission if that 
Commission has determined that abandonment is not appropriate. 

3. The Commission must consider all relevant evidence in determining if a 
permitted land use has been abandoned, including whether any of the 
following has occurred: 

a. The oil and gas leases that have supplied the permitted land use with 
product have terminated. 

b. The oil and gas operations that have supplied the permitted land use 
with product have been abandoned. 
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c. There are no other existing offshore leases that may reasonably be 
expected to use the facility or site in the next three years. 

d. Major and essential components of a land use, or an independent 
business function of a land use, have been removed from the site or 
have fallen into disrepair so that they are no longer functional. 

e. Permits or other entitlements for the land use (e.g., permits from the 
Air Pollution Control District) have been surrendered, expired, 
revoked or otherwise rendered invalid and no intent has been 
demonstrated to renew or reacquire the permits. 

f. The Fire District has issued an order requiring abandonment. 

g. Any other evidence that shows clear intent to abandon. 

h. The permittee no longer has a vested right to continue operation. 

F. Time Period for Decommissioning.  The owner/operator must commence the 
decommissioning activities within three years of the cessation of operations and must 
complete removal of all oil and gas facilities within two years following the start of the 
decommissioning project.    

G. Restoration to Natural Condition. The subject site will be restored to natural 
conditions unless areas within the site are subject to approved development, in which 
case restoration and landscaping of these areas will conform to the newly permitted 
development. In cases where development is proposed but not yet permitted, 
restoration of affected areas to natural conditions may be waived, provided the 
development is permitted within two years and the permittee has posted financial 
assurances acceptable to the Planning Commission to ensure restoration to natural 
conditions if the proposed development is not permitted and/or constructed. 

1. For purposes of this finding, the Commission may allow abandonment in-
place of specific improvements (e.g., emergency access roads or retaining 
walls) if the Commission finds that their removal would be detrimental to the 
health, safety or general welfare of the public or the environment (e.g., 
undesired destabilization of slopes due to removal of a retaining wall or 
eliminating a needed public evacuation route). 

2. Public Access or Use.  The proposed reclamation will leave the subject site in a 
condition that is compatible with any existing easements or dedications for 
public access through or public use of a portion of the property. 

3. Completion of Post-Closure Activities.  The permit conditions contain specific 
enforceable requirements to ensure the timely closure of the site and 
completion of post-closure activities. 
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H. Monitoring to Ensure Compliance. The demolition and reclamation will be 
monitored by a qualified individual, funded by the permittee and retained by the City, 
to ensure compliance with those conditions designed to mitigate anticipated significant 
adverse effects on the environment and to provide recommendations in instances 
where effects were not anticipated or mitigated by the conditions imposed on the 
Demolition and Reclamation Permit.  Pre- and post-reclamation surveys of sensitive 
resources will be employed as appropriate to measure compliance. 

I. Subsurface Pipeline Segments. When subsurface pipeline segments are 
decommissioned, the must be removed along with all debris, except under the 
following circumstances: 

1. The pipeline is within a City right-of-way or traverses an environmentally 
sensitive habitat, provided that the segment has been cleaned properly and 
treated prior to the abandonment in place. 

2. Areas of ground disturbance must be restored to pre-project conditions, 
including revegetation of the affected area.  

3. Where segments of pipelines that traverse environmentally sensitive habitats, 
including, but not limited to, wetlands, streams, or coastal dunes and beaches, 
are decommissioned and/or removed, all affected habitat areas must be 
restored consistent with the character of the habitat. 

4. The existing owner/operator of a pipeline to be decommissioned is 
responsible for all costs related to the decommissioning. When a responsible 
owner/operator of an inactive or abandoned pipeline cannot be found, any 
successor in interest is the responsible party, including the owner of the real 
property on which the pipeline is situated. 

5. Recorded Notice.  The owner/operator or other responsible party must record 
appropriate notification with the County Clerk-Recorder to update, supersede 
or release the recorded rights-of-way where a subsurface pipeline is abandoned 
in place.  This notice must describe the presence and location of the 
abandoned pipeline, any material placed in the pipeline for abandonment and 
the operator and owner of the pipeline before abandonment. 

J. Previously Unidentified Contamination. The site must be assessed for previously 
unidentified contamination. The permittee must diligently seek all necessary permit 
approvals, including revisions to the Demolition and Reclamation Permit if required, 
in order to remediate the contamination. 

K. Other Conditions or Requirements. The Commission, in consultation with City 
Departments, may impose any other appropriate, necessary and reasonable conditions 
or require any changes to the project as deemed necessary to protect the health, safety 
and general welfare of the public, protect property, preserve the character, natural 
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resources or scenic quality of the area or implement the purpose of this Section or any 
other provisions of the Municipal Code. 

L. Completion of Permit Requirements.  The permittee must complete all 
requirements of the Demolition and Reclamation Permit before the expiration of the 
permit, including any extensions of the permit.  Failure to do so will constitute a 
violation of this Section. 

M. Term. Demolition and Reclamation Permits must expire upon issuance of a 
“Reclamation Complete” letter by the Director, which must be issued upon the 
satisfactory completion of the required work. The Director’s “Reclamation 
Complete” letter must certify completion of all required work except for remediation 
of contamination, which is certified by other agencies. 
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stormwater and to prevent net increases in baseline flows for any receiving water 
body.  

E. Light and glare from new development must be controlled and directed away from 
wildlife habitats.  Exterior night lighting must be minimized, restricted to low 
intensity fixtures, shielded, and directed away from ESHAs, consistent with the 
requirements and standards in Chapter 17.37, Lighting. 

F. All new development must minimize potentially significant noise impacts on special-
status species in adjacent ESHAs, consistent with the requirements of Chapter 17.40, 
Performance Standards.   

G. All new development must be sited and designed to minimize the need for fuel 
modification, or weed abatement, for fire safety in order to preserve native and/or 
nonnative supporting habitats. Development must use fire-resistant materials and 
incorporate alternative measures, such as firewalls and landscaping techniques, that will 
reduce or avoid fuel modification activities. 

H. The timing of grading and construction activities must be controlled to minimize 
potential disruption of wildlife during critical time periods such as nesting or breeding 
seasons. 

I. Grading, earthmoving, and vegetation clearance adjacent to an ESHA must be 
prohibited during the rainy season, generally from November 1 to March 31, except 
as follows:  

1. Where erosion control measures such as sediment basins, silt fencing, 
sandbagging, or installation of geofabrics have been incorporated into the 
project and approved in advance by the City;  

2. Where necessary to protect or enhance the ESHA itself; or  

3. Where necessary to remediate hazardous flooding or geologic conditions that 
endanger public health and safety. 

J. In areas that are not adjacent to ESHAs, where grading may be allowed during the 
rainy season, erosion control measures such as sediment basins, silt fencing, 
sandbagging, and installation of geofabrics must be implemented prior to and 
concurrent with all grading operations. 

K. Fences. New fencing on parcels adjacent to environmentally sensitive areas must be 
wildlife permeable as defined by the following criteria: 

1. Fences must have a wooden (not wire) rail at the top; 

2. Fences must be less than 40 inches high; 
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riparian vegetation related to the creek hydrology, and an adjacent upland buffer area. 
The width of the SPA upland buffer must be as follows: 

1. The SPA upland buffer will be 100 feet outward on both sides of the creek, 
measured from the top of the bank or the outer limit of wetlands and/or 
riparian vegetation, whichever is greater. The City may consider increasing or 
decreasing the width of the SPA upland buffer on a case-by-case basis at the 
time of environmental review. The City may allow portions of a SPA upland 
buffer to be less than 100 feet wide, but not less than 25 feet wide, based on a 
site specific assessment if (1) there is no feasible alternative siting for 
development that will avoid the SPA upland buffer; and (2) the project’s 
impacts will not have significant adverse effects on streamside vegetation or the 
biotic quality of the stream. 

2. If the provisions above would result in any legal parcel created prior to the 
date of this Ordinance being made unusable in its entirety for any purpose 
allowed, exceptions to the foregoing may be made to allow a reasonable 
economic use of the parcel, subject to approval of a Conditional Use Permit. 

B. Allowable Uses and Activities in Streamside Protection Areas. The following 
compatible land uses and activities may be allowed in SPAs, subject to all other 
policies of this plan, including those requiring avoidance or mitigation of impacts: 

1. Agricultural operations, provided they are compatible with preservation of 
riparian resources. 

2. Fencing and other access barriers along property boundaries and along SPA 
boundaries. 

3. Maintenance of existing roads, driveways, utilities, structures, and drainage 
improvements. 

4. Construction of public road crossings and utilities, provided that there is no 
feasible, less environmentally damaging alternative. 

5. Construction and maintenance of foot trails, bicycle paths, and similar low-
impact facilities for public access. 

6. Resource restoration or enhancement projects. 

7. Nature education and research activities. 

8. Low-impact interpretive and public access signage. 

9. Other such Public Works projects as identified in the Capital Improvement 
Plan, only where there are no feasible, less environmentally damaging 
alternatives. 



GOLETA ZONING REGULATIONS  Module 3 (June 24, 2014) 

   IV-40 

C. Dedication of Easements or Other Property Interests. In new subdivisions of 
land, SPAs must not be included in developable lots but within a separate parcel or 
parcels, unless the subdivider demonstrates that it is not feasible to create a separate 
open space lot for the SPA.  An easement or deed restriction limiting the uses allowed 
on the open space lot to those set forth in Subsection (B) is required. Dedication of 
the open space lot or easement area to the City or a nonprofit land trust is encouraged. 

D. Maintenance of Creeks as Natural Drainage Systems. Creek banks, creek 
channels, and associated riparian areas must be maintained or restored to their natural 
condition wherever such conditions or opportunities exist. Creeks carry a significant 
amount of Goleta’s stormwater flows. The following standards apply: 

1. The capacity of natural drainage courses must not be diminished by 
development or other activities. 

2. Drainage controls and improvements must be accomplished with the 
minimum vegetation removal and disruption of the creek and riparian 
ecosystem that is necessary to accomplish the drainage objective. 

3. Measures to stabilize creek banks, improve flow capacity, and reduce flooding 
are allowed but must not include installation of new concrete channels, 
culverts, or pipes except at street crossings, unless it is demonstrated that there 
is no feasible alternative for improving capacity.  

4. Drainage controls in new development must be required to minimize erosion, 
sedimentation, and flood impacts to creeks. Onsite treatment of stormwater 
through retention basins, infiltration, vegetated swales, and other best 
management practices (BMPs) shall be required in order to protect water 
quality and the biological functions of creek ecosystems. 

5. Alteration of creeks for the purpose of road or driveway crossings is prohibited 
except where the alteration is not substantial and there is no other feasible 
alternative to provide access to new development on an existing legal parcel. 
Creek crossings must be accomplished by bridging and be designed to allow 
the passage of fish and wildlife. Bridge abutments or piers must be located 
outside creek beds and banks, unless an environmentally superior alternative 
exists.  

E. Restoration of Degraded Creeks. Segments of several creeks in Goleta have been 
covered or channelized by concrete culverts, causing degradation of the creek 
ecosystem. Restoration activities for improving degraded creek resources must include 
the following: 

1. Channelized creek segments and culverts must be evaluated and removed to 
restore natural channel bed and bank, where feasible. 
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4. Public accessways are considered resource-dependent uses and may be located 
within a monarch ESHA or its buffer; however, such accessways must be sited 
to avoid or minimize impacts to aggregation sites. 

5. Interpretative signage is allowed within a monarch ESHA or its buffer, but 
must be designed to be visually unobtrusive. 

6. Butterfly research, including tree disturbance or other invasive methods, may 
be allowed subject to City approval of a permit.  

C. Buffer.  A buffer of a sufficient size to ensure the biological integrity and preservation 
of the monarch butterfly habitat, including aggregation sites and the surrounding 
grove of trees, must be required.  Buffers must not be less than 100 feet around 
existing and historic roost sites as measured from the outer extent of the tree canopy. 
The buffer area must serve as transitional habitat with native vegetation and must 
provide physical barriers to human intrusion. The buffer may be reduced to 50 feet in 
circumstances where the trees contribute to the habitat but are not considered likely to 
function as an aggregation site, such as along narrow windrows. Grading and other 
activities that could alter the surface hydrology that sustains the groves of trees are 
prohibited within or adjacent to the buffer area. The following standards must apply to 
consideration of proposals for new development adjacent to monarch ESHAs or 
ESHA buffers: 

1. A site-specific biological study, prepared by an expert approved by the City 
who is qualified by virtue of education and experience in the study of 
monarch butterflies, must be required to be submitted by the project 
proponent. 

2. The study must include preparation of a Monarch Butterfly Habitat Protection 
Plan, which at a minimum must include:  

a. The mapped location of the cluster of trees where monarchs are 
known, or have been known, to roost in both autumnal and over-
wintering aggregations;  

b. An estimate of the size of the population within the colony;  

c. The mapped extent of the entire habitat area; and  

d. The boundaries of the buffer zone around the habitat area. 

3. A temporary fence must be installed along the outer boundary of the buffer 
zone prior to and during any grading and construction activities on the site. 

4. If an active roost or aggregation is present on the project site, any construction 
grading, or other development within 200 feet of the active roost, must be 
prohibited between October 1 and March 1. 
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the contextual ambient light level and surrounding nighttime characteristics of our 
community.  Lighting for commercial installations adjacent or near residential uses 
must be compatible with nearby residential uses. Special consideration must be given 
to the commercial/residential lighting transition zones. 

B. Design of Fixtures. Use fixtures appropriate to the style and scale of the 
architecture. Fixtures on buildings must be attached only to walls, and the top of the 
fixture must not exceed the height of the parapet or roof or eave of roof. Fixtures 
must be installed as designed. 

C. Timing Controls. All outdoor lighting in non-residential development must be on a 
time clock or photo-sensor system and turned off during daylight hours and during 
any hours when the building is not in use and the lighting is not required for security, 
consistent with the California Building Code. 

D. Shielding and Filtering. All lighting must be designed to confine direct rays to the 
premises or onto adjacent public rights of way. 

1. Shielding. All exterior illuminating devices, except those exempted from this 
Chapter, must be fully or partially shielded. 

a. “Fully shielded” means that those fixtures must be shielded in such a 
manner that light rays emitted by the fixture, either directly from the 
lamp or indirectly from the fixture, are projected below a horizontal 
plane running through the lowest point on the fixture where light is 
emitted. 

b. “Partially Shielded” means that those fixtures must be shielded in such a 
manner that the bottom edge of the shield is below the plane center 
line of the light source (lamp), minimizing the light above the 
horizontal.  

2. Filtration. 

a. Those outdoor light fixtures requiring a filter must be equipped with a 
filter whose transmission is less than 5 percent total emergent flux at 
wavelengths less than 3900 angstroms. Total emergent flux is defined 
as that between 3000 and 7000 angstrom units.  

b. Low Pressure Sodium lamps are the preferred lamp for minimizing 
adverse effects on astronomical observations.  

3. Requirements for Shielding and Filtering. The requirements for shielding and 
filtering light emissions from outdoor light fixtures are set forth in the 
following Table: 
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TABLE 17.37.030.B.3: REQUIREMENTS FOR SHIELDING AND FILTERING 

Fixture Type Shielded Filtered (4) 

Low Pressure Sodium (1) Partially  None 
High Pressure Sodium Fully None 
Metal Halide (5) Fully Yes 
Fluorescent  Fully  Yes (2) 
Quartz (3) Fully None 
Incandescent Greater than 
150W 

Fully  None 

Fossil Fuel  None  None 
Glass Tubes filled with Neon, 
Argon, Krypton 

None  None 

Other sources  As approved by Zoning 
Administrator 

As approved by the Zoning 
Administrator 

1. This is the preferred light source to minimize undesirable light into the night sky affecting astronomical 
observations. 

2. Warm white and natural lamps are preferred to minimize detrimental effects. 

3. For the purpose of this Ordinance, quartz lamps must not be considered an incandescent light source. 

4. Most glass, acrylic, or translucent enclosures satisfy these filter requirements. 

5. Metal halide display lighting must not be used for security lighting after 11 p.m. (or after closing hours if 
before 11 p.m.) unless fully shielded. Metal halide lamps must be in enclosed luminaries.  

 

4. Lighting Levels for Parking and Loading Areas. The lighting system for 
parking and loading areas and driveways serving them must provide not less 
than 1.0 footcandle and not more than 5.0 footcandle overall average 
illumination, with a minimum of 0.25 footcandle on the paved surface of the 
parking and loading areas. 

E. Exterior Lighting Standards.  All exterior lighting should be full cut-off with the 
light source downcast and fully shielded, with the following exceptions: 

1. Luminaires that have a maximum output of 260 lumens per fixture, regardless 
of number of bulbs (equal to one 20 watt incandescent light), may be left 
unshielded provided the fixture has an opaque top to keep light from shining 
directly up.  

2. Luminaires that have a maximum output of 1,000 lumens per fixture, 
regardless of number of bulbs (equal to one 60 watt incandescent light) may be 
partially shielded provided the bulb is not visible, and the fixture has an 
opaque top to keep light from shining directly up.  

3. Low voltage (12 volts or less), low wattage ornamental landscape lighting 
fixtures, and solar operated light fixtures having self contained rechargeable 
batteries, where any single light fixture does not exceed 100 lumens. 

4. Flood lights with external shielding may be angled provided that no light 
escapes above a 25 degree angle measured from the vertical line from the 
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F. 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.  

1. Areas designated as exterior display/sales areas must be illuminated so that the 
average horizontal illuminance is no more than 5.0 foot-candles.  

2. Fixtures should be mounted no more than 20 feet above grade and the 
concrete pedestals used to protect the light pole must not exceed 24 inches in 
height and must be included in the overall height calculation.  

G. Gasoline Station/Convenience Store Aprons and Canopies. Lighting levels on 
gasoline station/convenience store aprons and under canopies must be adequate to 
facilitate the activities taking place in such locations, but must not be used to attract 
attention to the business. 

1. Areas on the apron away from the gasoline pump islands used for parking or 
vehicle storage must be illuminated in accordance with the requirements for 
parking lots in Subsection (D). If no gasoline pumps are provided, the entire 
apron must be treated as a parking area. 

2. Areas around the pump islands and under canopies must be illuminated so that 
the minimum horizontal illuminance at grade level does not exceed 5.5 foot-
candles. The uniformity ratio should be no greater than 4:1. 

3. Light fixtures mounted on canopies must be recessed so that the lens cover is 
recessed or flush with the bottom surface of the canopy and/or shielded by the 
fixture or the edge of the canopy so that light is restrained to no more than 
degrees beyond the vertical plane. 

4. Lights must not be mounted on the top or sides of the canopy, and the sides of 
the canopy cannot be illuminated. 

5. For service stations in or next to a Residential or Agricultural District, lighting 
must be of less intensity and must be considerate of these Districts.  

H. Walkways/Bikeways and Parks. Where special lighting is to be provided for 
walkways, bikeways and parks, the following guidelines will apply. 

1. The walkway, pathway, or ground area must not exceed an illuminated level 
of 0.5 foot-candles. 

2. The vertical illumination levels cannot be more than 0.5 foot-candles. 

3. Lighting fixtures must be designed to direct light downward, and light sources 
should have an initial output of no more than 1000 lumens. 
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2. Federal and State Facilities. Those facilities and lands owned or operated as 
protected by the U.S. Federal Government or the State of California are 
exempted by law from all requirements of this Ordinance. Voluntary 
compliance with the intent of this Ordinance at those facilities is encouraged. 

C. Temporary Exemptions.  

1. By Right Exemptions. Temporary emergency lighting needed by police, fire, 
and other emergency services, as well as temporary lights for holiday 
decorations. 

2. Request for Temporary Exemptions. Any individual may submit a written 
request to the Zoning Administrator for a “Temporary Exemption” from the 
requirements of this Ordinance through filing a Temporary Use Permit 
pursuant to Chapter 17.48 (Use Permits). Such exemption will be valid for up 
to 30 days, renewable at the discretion of the Zoning Administrator. The 
Request for Temporary Exemption must contain the following listed 
information:  

a. Specific exemptions requested; 

b. Type and use of exterior light involved; 

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. 
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maximum permissible noise level will be applied to the noise generated on 
each property.  

a. Ambient Noise. If the measured ambient noise level exceeds that 
permissible, the allowable noise standard will be increased in five-
decibel increments as appropriate to encompass or reflect the ambient 
noise levels.  

b. Duration. The maximum noise levels will be increased as follows to 
account for the effects of duration: 

(1) Noise that is produced for no more than a cumulative period 
of five minutes in any hour may exceed the noise limits by five 
decibels. 

(2) Noise that is produced for no more than a cumulative period 
of one minute in any hour may exceed the noise limits by 10 
decibels.  

c. Character of Sound. If a noise contains a steady audible tone (such as a 
hum, or buzz), rises or falls in pitch or volume (such as a whine or 
screech) or is a repetitive noise (such as hammering or riveting) or 
contains music or speech conveying informational content, the 
maximum noise levels will be reduced by five decibels.  

B. New, Expanded, or Upgraded Noise Sources. Land use related projects that will 
create new noise sources or expand existing noise sources will be required to mitigate 
their noise levels so that the resulting noise: 

1. Does not adversely impact noise-sensitive land uses; and, 

2. Does not exceed the standards specified in Table 17.40.100.A. 

C. Acoustical Study. An acoustical study that includes field measurement of noise levels 
may be required for any proposed project that would locate a potentially intrusive nice 
source near an existing sensitive receptor or locate a noise sensitive land use near an 
existing known or potentially known intrusive noise source, such as a freeway, arterial 
roadway industrial facility, or airport traffic pattern.  Acoustical studies should identify 
noise sources, magnitudes and potential noise mitigation measures and describe 
existing and future noise exposure.   

D. Noise Attenuation Measures. Any project subject to the acoustic study 
requirements of Subsection (D) may be required as a condition of approval to 
incorporate noise attenuation measures deemed necessary to ensure that noise 
standards are not exceeded.  
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1. New noise-sensitive uses (e.g. schools, hospitals, religious institutions, and 
residences) must incorporate noise attenuation measures to achieve and 
maintain and interior noise level of 45 Ldn. 

2. Noise attenuation measures identified in an acoustic study must be 
incorporated into the project to reduce noise impacts to satisfactory levels.  

3. Emphasis will be placed upon site planning and project design measures. The 
use of noise barriers will be considered only after all feasible design-related 
noise measures have been incorporated into the project. 

E. Equipment Maintenance.  New and existing heating, ventilation, and air 
conditioning equipment and other commercial/industrial equipment must be 
adequately maintained in property working order so that noise levels emitted by such 
equipment remain minimal.  Noise shielding or insulation for such equipment may be 
required if the operation of the equipment results in objectionable noise levels at 
adjacent properties. 

F. Noise Barriers.  Absorptive types of noise barriers or walls should be used to reduce 
noise levels generated by industrial and certain heavy commercial uses.  To be 
considered effective, the noise barrier should provide at least a 5-dBA-CNEL noise 
reduction. 

G. Exemptions. The provisions of this Section do not apply to: 

1. Noise-Sensitive Sites Adjacent to Noise-Generating Land Uses. In instances 
where noise-generating land uses are elevated 12 feet or more (i.e., elevated 
State Routes) from the natural grade of a noise-sensitive site, and the Zoning 
Administrator determines that a masonry wall would not mitigate outdoor 
noise to acceptable levels, a wall may be waived, however, the interior of the 
noise-sensitive land uses must not exceed the indoor space standards in Table 
17.40.100A. 

2. Emergencies. The emission of sound for the purpose of alerting persons to the 
existence of an emergency, or the emission of sound in the performance of 
emergency work. 

3. Warning Devices. Warning devices necessary for the protection of the public 
safety, such as police, fire, and ambulance sirens. 

4. Special Events. Occasional outdoor gatherings, public dances, shows, and 
sporting and entertainment events, provided that such events are conducted 
pursuant to a permit or license issued by the City.  However, where a 
proposed event is expected to generate significant noise, the City may consider 
imposing limitations on the hours of the event. 
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7. Restoration. 

8. Nature study, aquaculture or similar resource-dependent activities. 

D. Development Standards. 

1. Dredging. When consistent with the provisions of this Section and where 
necessary to maintain tidal flow and the continued viability of wetland habitat 
or for flood control purposes, dredging must comply with the following 
requirements. 

a. Dredging is prohibited in breeding and nursery areas and during 
periods of fish migration and spawning. 

b. Dredging is limited to the smallest area feasible. 

c. Designs for dredging and excavation projects must include protective 
measures such as silt curtains, diapers and weirs to protect water quality 
in adjacent areas during construction by preventing the discharge of 
refuse, petroleum spills and unnecessary dispersal of silt materials. 

2. Diking. Diking, or the filling of a wetland, must at a minimum, require the 
following mitigation measures: 

a. Equivalent areas must be opened to tidal action or provided with other 
sources of surface water. This applies to diked or filled areas which 
themselves are not environmentally sensitive habitat areas, but would 
become so if they were opened to tidal action or provided with other 
sources of surface water. 

b. Wherever feasible, mitigation by restoration of wetlands or opening of 
lands to tidal action must be the same type of wetlands as those filled 
(e.g., freshwater for freshwater). 

E. Findings Required for Approval. The approval of diking, filling or dredging will 
not be approved unless the review authority finds that the functional capacity of the 
resource area will be maintained or enhanced after diking, filling or dredging of a 
wetland or estuary.  Functional capacity means the ability of the wetland or estuary to 
be self-sustaining and to maintain natural species diversity. In order to establish that 
the functional capacity is being maintained, the applicant must demonstrate and the 
review authority must find that: 

1. Presently occurring plant and animal populations in the ecosystem will not be 
altered in a manner that would impair the long-term stability of the ecosystem; 
i.e., natural species diversity, abundance and composition are essentially 
unchanged as a result of the project;  

2. A species or habitat that is rare or endangered will not be harmed; 
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