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INTRODUCTION
This module presents preliminary citywide and special purpose regulations for the Zoning
Ordinance. It will be reviewed at a Planning Commission study session on July 21st. This
module builds on the City’s current zoning regulations, modifying them as necessary to
implement the General Plan. It also includes a number of new regulations required by State
and federal law. After the public workshop with the Planning Commission, the draft
regulations presented in this module will be refined and complemented by additional
illustrations as needed to convey clearly what the City’s expectations are and incorporated
into the Public Review Draft of the Zoning and Subdivision Regulations. This introduction
summarizes key elements in the proposed citywide and supplemental regulations and
highlights questions for the Planning Commission. Definitions of key terms, rather than
embodied in the regulations, are grouped together at the end to make the module easier to
use.
GENERAL SITE REGULATIONS

There are a number of standards—such as regulations for accessory structures, buffering of
common lot lines, development on lots divided by district boundaries, development on
substandard lots, fences, projections into setbacks, screening, trash enclosures, and visibility
at driveways and intersections—that apply to development citywide. In the updated zoning
regulations, citywide standards are located together in General Site Regulations.
Accessory Structures

The draft regulations retain the bulk of Richmond’s existing provisions for accessory
buildings and structures with revisions to respond to staff concerns. Applicability provisions
have been expanded to clarify that the requirements apply only to detached structures,
including decks and trellises that are over a certain height. Attached structures are subject to
regulations for the main building, or in the case of unroofed decks, building projections.
Accessory structures cannot be located in required setbacks.
Requirements for abandoned pay telephones are new; they are modeled on existing
provisions the City has adopted for abandoned wireless communications facilities.
Building Projections into Required Yards

The draft regulations largely retain Richmond’s existing provisions for building
encroachments into yards, with minor revisions adding greater specificity to distinguish
between different types of projections. The text is replaced with a graphic illustration to
more simply communicate how the standards apply.
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Exceptions to Height Limits

The existing code does not include a consolidated list of specific provisions that height limits
of specified structures (chimneys, cupolas, flagpoles, etc.) are permitted to exceed height
limits of the zone where the structure is located. The draft regulations detail what type of
structures may exceed the height limit, coverage, and location restrictions, and the maximum
allowed projection.
Fences and Walls

The draft regulations clarify and simplify existing provisions for fences and walls. Current
requirements for fencing locations and maximum fencing height are retained along with
fence design requirements. Additional provisions are proposed to prohibit hazardous fencing
materials, limit chain link fencing and concrete block walls, and require fence maintenance.
The updated regulations will also include new rules for measuring the height of fences and
walls that take into account the elevation of land on both sides of the structure.
Outdoor Storage and Screening

The draft regulations consolidate the standards for outdoor standards in different districts
and include expanded standards on screening and setbacks.
Refuse, Recycling, and Green Waste Storage Areas

The existing regulations on Trash Storage for Grouped Dwellings were expanded to include
standards on the location of the storage areas on the property and the materials,
construction, and design of the storage area.
Screening of Equipment

The draft regulations expand on the existing Performance Standards regarding Screening of
Activities and Mechanical Equipment with different standards for roof-mounted, groundmounted, and wall-mounted equipment, and exceptions in the IG and IW Zoning Districts.
Solar Installations

Standards for solar installation were added to reflect State law and are intended to ensure
that zoning does not restrict the location of solar panels on a lot.
Stormwater Management

New provisions expand on stormwater management requirements, including ongoing
maintenance provisions. The emphasis is on use of best management practices.
Swimming Pools

The draft regulations propose new standards for fencing and location of swimming pools
and spas and related equipment. In addition to safety concerns, proposed locational
standards address the potential visual and noise-related impacts of swimming pool and spa
equipment and filtration systems.
2
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Truck Docks, Loading and Service Areas

New provisions will keep truck docks, loading and service areas 50 feet away from residential
zoning district boundaries and require that these facilities are in the rear of a lot and well
screened.
Underground Utilities

The draft regulations require electrical, telephone, cable television, and similar distribution
lines to be installed underground within the site. An exception is included if underground
installation is infeasible.
Visibility of Intersections and Driveways

Sight visibility requirements are established for intersections and driveways, except for
unsignalized intersections on local streets.
Policy Questions: Visibility of Inter sections a nd Dr ivew a ys
Should the sightline requirements apply to all intersections or exempt local street intersections?
In the National Association of City Transportation Officials (NACTO) Urban Street
Design Guide, there is discussion of the drawbacks of designing only for clear sightlines and the
benefits of designing for low-speed intersection approaches. According to NACTO, “wide
corners with large sight triangles may create visibility, but in turn may cause cars to speed
through the intersection, losing the peripheral vision they might have retained at a slower and
more cautious speed.”
AFFORDABLE HOUSING PROGRAMS AND INCENTIVES

Current provisions for density bonuses and inclusionary housing have been carried forward,
revised, and reorganized so that their format is consistent with other chapters. Proposed
changes are driven by the General Plan and specific policies in the adopted Housing
Element or new state legislation. The revisions include the following:
•

The applicability provisions now include extremely low income households (per Housing
Element Policy H-1.3.5).

•

Amendments were made to the General Provisions to establish that State law governs in
the event of any statutory conflicts; affordable units should be dispersed within and
architecturally compatible with market-rate projects whenever feasible; and affordable
units should be available concurrently with market-rate units to ensure equitable
implementation of Richmond’s Density Bonus program.

•

Based on Richmond’s Housing Element, the Density Bonus and available concessions
are now provided to projects that include a portion of units for extremely low income
households; a portion of units for low, very low, and extremely low income seniors or
persons with disabilities; or a portion of units with more than four bedrooms for low,
3
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very low, and extremely low income households. The density bonus for these priority
populations can go up to 40 percent, in comparison to the standard 35 percent bonus
per Housing Element Policies H-1.3.5, H-3.5.1, H-3.1.1, and H-3.2.1.
•

Text was replaced with tables for the purpose of clarification and readability;

•

Many of the possible incentives or concessions available to Density Bonus projects are
now listed for clarity.

•

The regulations were updated to be consistent with Senate Bill 2222 (2014), ensuring that
units will be affordable for 55 years instead of 30 and addressing issues of existing
buildings with affordable units being vacated or demolished.

•

The regulations also were updated to be consistent with Assembly Bill (AB) 744 (2015)
by adding provisions to reduce parking requirements for affordable, senior and special
needs housing. The proposed regulations reduce parking minimums further for projects
within one half mile of transit to further encourage affordable housing (per Housing
Element Policy H-1.3.6);

•

The findings necessary for approval were removed to be consistent with Government
Code Section 65915(d)(1);

•

A section was added establishing a “right to return” for each household of extremely
low, very low, low, or moderately low income that were in existing rental units displaced
by new Density Bonus projects (per Housing Element Policy H.4-2).

In the Inclusionary Housing Program, additional findings have been added, and a number of
specific revisions were made to conform to a recent court case that found the imposition of
a mandatory inclusionary requirement on rental housing to conflict with State law. The
proposed regulations establish a fee-based requirement, with a voluntary option to build
affordable rental housing on-site. An Inclusionary Housing Agreement is required for any
development that includes inclusionary units.
Several components of the existing Inclusionary Housing Program were carried forward
unchanged: 1) the requirement that the inclusionary units be dispersed throughout the
development and 2) in ownership residential development, the existing levels of inclusionary
requirements are the same as in the current Zoning Ordinance (e.g. 17 percent moderate
income units, 15 percent low income units, 10 percent very low income units, 12.5 percent
of a combination of very and low income units, and 25 percent senior housing units). In
addition, the appeals process for a reduction, adjustment, or waiver is largely unchanged.
A final change from the City’s current regulations is to have the Richmond Housing
Authority assume responsibility for qualifying potential tenants or purchasers and have a
right of first refusal for all affordable units. This makes sense, and will bring more
transparency and accountability to the process. We also propose that, if units are oversubscribed, the Housing Authority would hold a lottery to select potential purchasers.

4
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Policy Questions: Affor da ble Housing
Should the Richmond Housing Authority be assigned the proposed responsibilities?
Are there other changes that could make the program more successful?
LIGHTING AND ILLUMINATION

The proposed lighting and illumination regulations include minimum standards and overall
limits for lighting that are tailored to “lighting zones”. This is a performance-oriented
approach that will allow flexibility in lighting design. All fixtures must be “fully-shielded”,
meaning they cannot cast light onto neighboring property. Standards for uses with specific
needs, such as outdoor playing fields, outdoor display areas (car lots), and gas
stations/convenience store aprons and canopies, also are included. The overall objective is
to prohibit glare from unshielded fixtures and reduce the unnecessary illumination of
adjacent properties and the use of energy.
NOISE

The updated noise regulations respond to General Plan Action HW9.R, which calls for the
following:
“Where feasible, limit the impact of noise sources on noise-sensitive uses and
consider noise and vibration impacts in land use planning decisions. Require
mitigation of potential noise impacts on adjacent properties. Enforce the Land Use
Compatibility Standards presented in the State of California’s General Plan
Guidelines when siting new uses in existing noise environments. Require new
residential development and other noise sensitive uses near railroad crossings or
other sources of brief loud noise to be analyzed for noise compatibility using
standards based on both 24-hour averages and maximum instantaneous interior
noise levels to determine the noise effects on sleep disturbance and other essential
human functions. Encourage projects to use site planning and building orientation
principles as well as state-of-the-art noise-abating materials, technology and
construction standards to minimize noise.”
The regulations reflect best practices in peer jurisdictions and specifically consider the
various aspects of noise exposure that are most critical to residents: where, when, and how
long. They also allow the Zoning Administrator to call for an acoustical study, to be paid for
by applicants and to require noise attenuation measures as a condition of approval. Noise
walls are to be used only if no other feasible design-related noise mitigation is feasible.
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Policy Questions: Lighting a nd Noise
Are the proposed lighting limits and noise exposure limits appropriate?
Are the required noise attenuation measures responsive to the General Plan?
PARKING AND LOADING

General Plan Action CR 1.L calls for updated regulations to address reduced parking needs
of mixed use development and transit-oriented development. As part of the zoning update,
an off-street parking management strategy has been developed that will allow for more
efficient use of parking facilities through shared parking and common area parking. The
revised regulations also propose technical revisions to standards for parking design, new
standards of parking location (on the side and rear of structures), and update numbers for
the spaces required for specific “use types” based on Parking Generation, 4th Edition, published
by the Institute of Traffic Engineers (ITE).
The proposed parking and loading regulations apply to new buildings and uses, projects
creating additional dwelling units, changes or expansions in use, or expansions of floor area,
consistent with the normally-used triggers for the provision of required parking. The
minimum amount of required parking is set at 33 percent below the “parking demand” in
recognition of the opportunities put in place through the General Plan and the programs of
the City’s Department of Transportation to reduce automobile use and promote shared
parking. Parking reductions are proposed for Neighborhood Retail, for sites within one-half
mile of the Richmond BART/Intermodal Terminal, and the El Cerrito Del Norte BART
Station areas, and for alternative parking plans approved by the Planning Commission. Also
proposed are rules for “unbundling parking”, meaning the price of parking has to be shown
separately for renters and commercial tenants, so they know what it costs. In peer
jurisdictions, this has been shown to be an effective incentive to reduce the number of
parking spaces needed and to promote alternate modes.
Other new regulations are proposed to allow flexibility in meeting parking requirements;
these include parking reductions for historically-significant buildings and provisions enabling
the City to establish an in-lieu fee so applicants could pay a fee in-lieu of providing parking.
The City has created parking districts but does not have a formal procedure for an in-lieu fee
program. Parking exceptions have been included for certain commercial uses that are less
than 2,000 square feet in size. Finally, the regulations propose parking “lids” through a
maximum parking standard, set at the ITE’s parking demand for a specified use, as adjusted
for Richmond conditions. This rule will help get “right-sized” parking facilities.
Short and long term bicycle parking regulations are proposed, and bicycle parking standards
address location, anchoring and security, and size and accessibility.
Draft regulations revise and expand the parking area design and development standards to
address various aspects of parking area design, including parking space dimensions, handicap
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parking, maneuvering aisles, surfacing, striping, landscaping, lighting, separation from
buildings, screening, circulation, alternative designs, and maintenance.
The draft regulations require 10 percent of the parking area to be landscaped and detail
minimum requirements including minimum planter dimensions and size (25 square feet),
layout, landscaped islands every six stalls, landscaped buffers, trees every five spaces,
protection of vegetation, and clearance. Requiring a fixed percentage of landscaping will help
improve the aesthetic appearance of parking lots, promote energy conservation through the
creation of shade, reduce heat gain, and reduce noise and glare.
One issue is how far to go with parking reductions. Should the required number of spaces be
reduced just in the BART station areas, as proposed or in all bus rapid transit corridors with
service frequencies of 15 minutes or less during peak hours? Should there be reduced
parking in Mixed Use zoning districts across-the-board even if high frequency transit service
is not widely available and does not conveniently serve major employment centers? AC
Transit has limited funding for service expansion and, even with passage of extensions to
Measure J, significant increases in peak-hour line-haul capacity are not expected as AC has
competing priorities that must be met as well, such as the conversion of the fleet to zeroemissions buses and meeting service needs of seniors and people with disabilities.
A staged approach to parking reductions coupled with expansion of transit service might be
more prudent because average automobile ownership and parking “demand” is not likely to
decline significantly in the near-term. Many residents need a car for non-work trips even
though they may commute by transit. Similarly, while it does make sense to have parking
maximums tied to parking demand, setting arbitrary parking caps, such a 1.5 spaces per
1,000 square feet of floor area, which assume near-term transit service expansion, does not
seem warranted, particularly if the journey to work is to a major activity center within the
City or to major employment centers outside Richmond, such as Oakland and San
Francisco.
That said, there may be opportunities for more selective reductions in parking space
requirements, such as eliminating the need for additional parking for a “junior accessory
dwelling unit” as is being considered by the City Council. Parking requirements for efficiency
apartments, studios and one-bedroom units with less than 500 square feet likewise might
make sense. The rationale would be that more alternative modes are available, including car
sharing, paratransit, and on-demand services, such as Uber and Lyft, that are attractive to
those seeking smaller housing units.
Policy Questions: Pa r king a nd Loa ding
Are the proposed ratios and triggers for parking appropriate?
Are the parking area design and development standards, including parking lot landscaping and screening,
appropriate?

7

Richmond Zoning and Subdivision Regulations Update

PERFORMANCE STANDARDS

Draft provisions carry forward existing performance standards with minor editing. Standards
have been added to address construction management and include requirements that
construction and transportation equipment be muffled, and streets and sidewalks adjoining
construction sites be kept clean at the completion of construction. Time limits for grading
and pile driving also are set (8 a.m. to 5 p.m. weekdays), and runoff from the site must be
controlled.
TRANSFER OF DEVELOPMENT RIGHTS

Enabling authority for a transfer of development rights (TDR) program is included in
response to General Plan Action CN2.A. The basic idea is to enable the City Council to
identify “Sending Areas” – natural areas to be preserved – from which development
privileges can be transferred to “Receiving Areas” – parts of the City with infill or
redevelopment potential. The procedural requirements for a viable TDR program are
established in this Article. It would be implemented by the City Council on a case-by-case
basis. Specific opportunities for using it worked then be identified, and the actual ratios of
TDR units (dwelling units per acre) that would be transferred would be defined.
TRANSPORTATION DEMAND MANAGEMENT

General Plan Action CR5.A calls for the City to development a transportation demand
management (TDM) program to encourage use of alternative modes – transit, bicycling, and
walking. The General Plan also notes that TDM programs may include transit subsidies, carshare service, parking cash-out programs, bicycle-share programs, bicycle amenities and
facility enhancements, among others.
By way of background, as part of the growth management program established by Measure
C, approved by Contra Costa voters in 1988 and then renewed as Measure J in 2004, each
jurisdiction within Contra Costa County was required. to adopt a Transportation Systems
Management (“TSM”) Ordinance or other mitigations to promote carpools, vanpools, and
park and ride lots. This requirement was a condition of receiving Measure C and Measure J
Local Street Maintenance and Improvement funds from the one half cent sales tax imposed
by these measures. Because this is a mandatory requirement to get “return to source”
funding from the Contra Costa Transportation Authority, the proposed TDM program for
Richmond is not structured as a voluntary program. With this in mind, we do not
recommend adding a provision, as suggested in General Plan Action CR5.A, to allow a
reduction in transportation impact fees for developers participating in the TDM program.
The proposed transportation demand management strategy requires new multi-unit and nonresidential development over 10,000 square feet, additions that expand existing floor area by
10,000 square feet or more, and new uses or changes of use which result in an average daily
trip increase of more than 10 percent to incorporate measures to meet single-occupant
vehicle trip generation rates that are 15 percent lower than the standard rates as estimated by
the ITE trip generation manual. The 15 reduction target is the same MTC has set in Plan Bay
Area to help meet the Governor’s Order on greenhouse gas emissions reductions. A
8

Introduction

corollary goal is to ensure that average vehicle miles travelled (VMT) associated with
residents or workers in a project subject to these regulations does not increase over citywide
averages.
Residential development that has obtained GreenTRIP Certification from TransForm, or
other equivalent certification, prior to issuance of a certificate of occupancy, would be
deemed to have met this performance requirement. The City of Emeryville uses this option
and it seems to work well.
A menu of trip reduction measures is offered. The most important actions project
developers can put in place to reduce vehicle travel are to: (1) unbundle parking and charge
cost-recovery, or if higher, market rates for parking; (2) reduce the supply of parking
provided on-site; and (3) commit to provision of free and universal transit passes for
residents/tenants as a “site access” investment. The Department of Transportation will
maintain guidelines for applicants to consult to see the equivalent number of trips that are
reduced per measure. Draft guidelines are included for pubic review and reference in the
Appendix. Alternatively, the City could require applicants to secure traffic studies, but this
would be a costly, labor-intensive effort.
Policy Questions: Tr a nspor ta tion Dema nd Ma na gement
Should a specific performance target be included or would a more general objective be appropriate (e.g. “do
not increase average VMT citywide”)?
Should the Planning Commission be involved in reviewing TDM plans or could this task be assigned to
the Department of Transportation?
WATER-EFFICIENT LANDSCAPING

This new Article includes landscaping and tree requirement provisions consistent with State
law and the Governor’s Executive Order of April, 2015, which directed the Department of
Water Resources to update the Model Water Efficient Landscape Ordinance. The California
Water Commission approved the revised Ordinance on July 15, 2015.
New development projects that include landscape areas of 500 square feet or more are
subject to these regulations. They apply to residential, commercial, industrial, and
institutional projects that require a discretionary permit or are subject to discretionary design
review. Existing landscapes that are being rehabilitated are only subject to these regulations if
they exceed 2,500 square feet.
A streamlined review option is available for smaller projects with less than 2,500 square feet
and for projects that use recycled water. For all other projects, detailed landscape plan
documentation, planting standards, water efficiency and irrigation requirements, and
reporting and monitoring provisions consistent with the State’s Model Water Efficient
Landscape Ordinance are proposed.

9
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The State’s objective is to have more efficient irrigation systems with dedicated landscape
water meters, pressure regulators, and high-efficiency sprinklers. Requirements for compost
have been increased from those in the 2009 model ordinance.
Other new measures that are included in Richmond’s regulations will limit the proportion of
landscapes that can be planted with high water use plants. More specifically, the amount of
water that can be applied to landscape is reduced from 70 percent of the reference
evapotranspiration number to 55 percent for residential landscape projects and 45 percent
for nonresidential projects. Use of turf and other high water use plants is limited on a
percentage basis to 25 percent of the landscape area in residential projects. Turf would not
be allowed to be used for nonresidential projects.
The State estimates that having local jurisdictions adopt the model ordnance will reduce
overall water consumption by 20 percent below that allowed by the 2009 ordinance. More
striking is that they expect commercial landscapes to cut their water use by 35 percent or
more under these new rules.
The draft regulations also establish general landscaping standards. They provide details on
the type of materials that are to be used, including requirements for the planting of trees
based on the amount and type of development.
Policy Questions: Wa ter -Efficient La ndsca ping
Are there any concerns about the areas to be landscaped and the required landscape buffers?
Are the standards for tree planting in the specified zoning districts appropriate?
WIRELESS COMMUNICATIONS FACILITIES

The City’s current regulations for wireless communications facilities will be revised to
comply with Section 6409 of the federal Middle Class Tax Relief and Job Creation Act of
2012, as interpreted by the Federal Communications Commission’s Acceleration of
Broadband Deployment Report & Order, and relevant State statutes. These revisions will be
presented separately to the Planning Commission when available.
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15.04.601.010 Accessory Structures
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 dwelling units are regulated by Section 15.04.611.360; solar installations
are regulated by Section 15.04.601.120.
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:

11
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a.

D.

E.

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. 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 yard as long as
such encroachment does not exceed 50 percent of the area of the required
interior 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.

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.

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.
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Accessory structures not occupied by a secondary 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.

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
it deems appropriate to abate the public nuisance in accordance with this
Code and any other applicable provision of law.
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2.

15.04.601.020

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

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.
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

Basketball Rims and Backboards

No closer than 10 ft. to a front or street-side lot line or 5 ft. to an
interior side or rear lot line.

Decks, porches, and stairs
Less than 18 inches above ground
elevation

6

2

8

Must be open on at least 3
sides. No closer than 7 ft. of
a street-facing lot line or 3
ft. of an interior lot line.

18 inches or more above ground
elevation

3

2

3

Ramps and similar structures that
provide access for persons with
disabilities

Reasonable accommodation will be made, consistent with the
Americans with Disabilities Act; see Article 15.04.809 (Waivers and
Exceptions).
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FIGURE 15.04.601.020: ALLOWED BUILDING PROJECTIONS

15.04.601.030 Development on Lots Divided by District Boundaries
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 nonresidential 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.
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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.

15.04.601.040 Development on Substandard Lots
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.
15.04.601.050 Exceptions to Height Limits
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.
TABLE 15.04.601.050: ALLOWED PROJECTIONS ABOVE HEIGHT LIMITS
Maximum Vertical Projection Size and Locational
Structures Allowed Above the Height Limit
Above the Height Limit
Limitations
Skylights

1 foot

None

Solar panels

Subject to the provisions of § 15.04.601.120

Other energy production facilities located on
rooftop such as wind turbines

5 feet

None

Chimneys
Decorative features such as cupolas, pediments,
obelisks, and monuments

20% of base district height
limit

Limited to a total of
20% of roof area,
including all
structures

Elevator and stair towers (for multi-unit and
non- residential buildings only)

12 feet

None

Mechanical equipment penthouses

10 feet

Limited to 60% of
roof area

Flagpoles

Subject to provisions of Article 15.04.609, Signs

Fire escapes, catwalks, and open railings required
by law

No restriction

- Rooftop open space features such as sun decks,
sunshade and windscreen devices, open trellises,
and landscaping, excluding detached residential
structures

None
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TABLE 15.04.601.050: ALLOWED PROJECTIONS ABOVE HEIGHT LIMITS
Maximum Vertical Projection Size and Locational
Structures Allowed Above the Height Limit
Above the Height Limit
Limitations
Architectural elements, such as spires, bell
towers, and domes

5 feet

None

Parapets, excluding detached residential
structures

4 feet

None

Distribution and transmission towers, lines, and
poles
Water tanks
Airway beacons

10 feet as an accessory
structure;
None as a primary use

Limited to 20% of
the area of the lot,
or 20% of the roof
area of all on-site
structures,
whichever is less;
No limit if primary
use permitted in the
district

Telecommunications facilities, antennas, and
microwave equipment
Radio towers

Subject to provisions of Article 15.04.614,
Wireless Communications Facilities.

Athletic field lighting

Up to a maximum of 60
feet in total height

None

15.04.601.060 Fences and Walls
A.
Permits Required. All fences require Zoning Conformance approval by the Zoning
Administrator. Any fence over six feet in height requires a building permit.
B.

Maintenance. Fencing shall be continuously maintained, with no sign of rust or
disrepair.

C.

Fencing Location.
1.

Fence Location on a Lot. Fences may be erected, placed or maintained

along or adjacent to a lot line or within a yard. A fence located on a lot line
shall be considered as being within the yard adjacent to that lot line. The
fence owner shall be responsible for properly locating all lot lines before
construction of any fence.
2.

Fence Encroachment onto Public Property. No portion of any fence,

3.

Prohibited Fence Locations. No person shall place, construct, maintain,

including gate doors, shall encroach upon or project into any public right-ofway or other public property without the fence owner first obtaining from
the City an encroachment permit.
or cause to be placed any fence that may endanger the public safety,
including but not limited to the following:
a.
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Fire Hydrant Access. No fence shall obstruct free access to any fire
hydrant.
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b.

D.

Sight Triangle. No fence that is a visual obstruction may be
constructed or maintained within the sight triangle (see Section
15.04.601.160). A fence shall be deemed to be a visual obstruction if
any part of it over 42 inches high has opacity in excess of 50 percent.

Maximum Fencing Height in Residential Zone Districts. Fence height in
Residential zoning districts shall be limited by its location as specified below in Table
15.04.601.060.D.

TABLE 15.04.601.060.D: ALLOWABLE FENCE HEIGHTS
Location of Fence

Maximum Basic
Height

Front yard

4 feet

Maximum Height
Exceptions
6 feet if non-viewobscuring (not in excess
of 50% opacity) above 4
feet)

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

Side yard

6 feet

8 feet

8 feet is 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.

Rear yard

6 feet

8 feet

8 feet is allowed only when a rear
yard abuts an interior side yard.

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,

2.

Hazardous and Prohibited Materials. Fences shall not incorporate

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.
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
17
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poles or any other similar materials or materials not specifically manufactured
for permanent fencing.
3.

Posts and Supporting Members. All fence posts and related supporting

4.

Painting and Staining. All wood fences shall be painted or stained, except

members of the fence shall be erected so that the finished side or sides of the
fence shall be facing the adjacent lot or public right-of-way.
when constructed of the heartwood of a decay-resistant species such as
redwood or cedar. All ferrous metal fences, except hot-dipped galvanized
steel) shall be painted with a three-coat system consisting of a corrosionresistant primer and two finish coats, with preparation and application as
recommended by the manufacturer. All other metal fences, including
aluminum hot-dipped galvanized steel, shall be painted with at least a twocoat system intended for that purpose.

5.

F.

a.

Gates with locks that are routinely locked shall be equipped with a
doorbell device capable of notifying the occupants within the
residential structure or a telephone number that can be used to notify
the occupants.

b.

Entry features over front yard gates (e.g., open latticed arbors and
trellises), not exceeding eight feet in height, three feet in depth or five
feet in width are allowed when located within the required front yard
but outside the sight triangle.

c.

When a rear yard abuts an alley, the alley facing side of a solid fence
shall be clearly labeled with the house address number.

Fence Design in Mixed Use, Commercial and Industrial Districts.
1.
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Gates.

Solid Fencing. Any activity may have a solid fence. All outside

storage/maintenance areas are required to be screened from public streets by
a painted, view-obscuring wood board fence or masonry wall. The following
specifications for low solid screen, high solid screen and/or solid screen
fencing shall also apply.
a.

Low Solid Screen. A fence or wall three to four feet high and fully sightobscuring is permitted. It may be painted, view-obscuring wood
board fence or masonry wall of uniform material and 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.

b.

High Solid Screen. A screening source or wall six to eight feet high and
sight-obscuring is permitted. It may be painted, view-obscuring wood
board fence or masonry wall of uniform material and must be
designed and constructed to withstand a 15 pound-per-square foot
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wind load and deterioration resulting from contact with soil, vermin
and weathering. This screening wall may also be a masonry wall with
lattice work resulting from an open brick pattern or use of open
masonry blocks.

2.

G.

H.

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.

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.

Exceptions to 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 Section 15.04.930 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.

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
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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.

15.04.601.070 Outdoor Storage
Open storage of goods, materials, machines, equipment, and vehicles or parts outside
of a building for more than 72 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.

Agricultural

Permitted if associated with a permitted agricultural use, located
outside of all required setbacks, and screened subject to the standards
of this Section from adjacent residential properties and public rights-ofway.

Open Space

Not permitted.

B.
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Screening and Setbacks. Storage areas visible from public streets that are not
separated from the street by intervening building(s) must be screened.
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C.

1.

Screening Walls. Screening walls and fences must be high enough to
sufficiently screen stored material. Fences and walls must not exceed the
maximum allowable fence heights unless allowed pursuant to
Administrative Use Permit approval.

2.

Setback. A setback must be provided for outdoor stored material at the
ratio of 1:1 from all lot lines equal to the total height of stored material
above required screen wall.

Storage Containers. See Section 15.04.611.400 (Storage Containers).

FIGURE 15.04.601.070(C): SCREENING AND SETBACKS—OUTDOOR STORAGE

15.04.601.080 Property Maintenance
Each person, company or corporation residing in and/or using a property in the City of
Richmond shall, at all times, maintain such property in good order. This shall include a litter
management program and repair and maintenance of all structures, fences, signs, walks,
driveways, paving, striping, lawns, landscaping, painting, etc., as may be necessary to
preserve a quality environment.
15.04.601.090 Refuse, Recycling, and Green Waste Storage Areas
This Section establishes design and locational criteria for the construction of refuse, solid
waste, recycling, and green waste container storage areas. Refuse, solid waste, recycling,
and green waste are collectively referred to as “solid waste and recycling.”
A.

General Requirements and Alternatives. All trash, garbage, green waste, and
recycling materials must be placed in an appropriate receptacle. All garbage cans,
mobile trash bins, and receptacles must be maintained and stored in accord with
this Section.
1.

Applicability. Solid waste and recycling-container enclosures are required

for new dwelling groups of three or more dwelling units and for all new nonresidential development and additions and remodels of non-residential
buildings.
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2.

Alternatives. Projects with 10 or fewer residential units may have individual

solid waste and recycling containers for each unit, provided that there is a
designated screened location for each individual container adjacent to the
dwelling unit or within garage areas and provided that solid waste and
recycling containers for each unit are brought to the curbside for regular
collection.

B.

Size. Solid waste and recycling-container enclosures must be sized to
accommodate all trash, garbage, recyclables, and green waste until such items are
picked up by the City or its contracted solid waste and recycling collector(s).

C.

Location and Orientation. All solid waste and recycling-container enclosures must
meet the following requirements, unless the Zoning Administrator determines that
compliance is infeasible. A Building Permit shall not be issued for a project until
documentation of approval of the location is provided by the Zoning Administrator.
1.

Location. The solid waste and recycling storage area shall not be located

within any required front yard, street side yard, any required parking and
landscaped areas, or any other area that is required to be constructed or
maintained unencumbered.
2.

Visibility. The solid waste and recycling enclosure cannot be visible from

a public right-of-way.
3.

Consolidation and Distance for Buildings Served. Solid waste and

4.

Accessibility. Solid waste and recycling storage areas must be accessible so

recycling areas must be consolidated to minimize the number of collection
sites and located so as to reasonably equalize the distance from the building
spaces they serve. For multi-unit residential projects, there must be at least
one trash enclosure per 20 units, and the enclosure must be located within
100 feet of the residential units.
that trucks and equipment used by the contracted solid waste and
recycling collector(s) have sufficient maneuvering areas and, if feasible, so
that the collection equipment can avoid backing up.

D.

Materials, Construction, and Design.
1.

Minimum Height of Screening. Solid waste and recycling storage areas

2.

Enclosure Material. Enclosure material must be wood, solid masonry, or

located outside or on the exterior of any building must be screened with a
solid enclosure at least six feet high and include a roof structure.

concrete tilt-up with decorated exterior-surface finish. The trash enclosure
must match and complement the color scheme and architecture of the
building.
3.

Gate Material. Latching, view-obscuring gates must be provided to screen

trash enclosure openings.
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4.

Access to Enclosure from Residential Projects. Each solid waste and

5.

Enclosure Pad. Pads must be a minimum of four-inch-thick concrete.

6.

Bumpers. Bumpers must be two inches by six inches thick and made of

recycling enclosure serving a residential project must be designed to allow
disposal to the appropriate receptacle without having to open the main
enclosure gate.

concrete, steel, or other suitable material, and must be anchored to the
concrete pad.
7.

Protection for Enclosures. Concrete curbs or the equivalent must

8.

Clear Zone. The area in front of and surrounding all enclosure types must

9.

Drainage. The floor of the enclosure must have a drain that connects to

protect enclosures from adjacent vehicle parking and travel ways.

be kept clear of obstructions, and must be painted, striped, and marked “No
Parking.”
the sanitary sewer system.

10.

Travelways and Area in Front of Enclosure. The travelways and area

in front of the enclosure must be designed to have an adequate engineered
base meeting the City’s Building Code for the likely truck use and capable of
supporting a maximum fully-loaded gross vehicle weight of at least 62,000
pounds. The minimum pavement engineering standard shall be 100 pounds
per square foot “live load” unless the applicant can present a report from a
California-registered civil engineer justifying a different design load factor.

15.04.601.100 Screening and Buffering of Common Lot Lines
Screening and landscaped buffer yards must be provided in accordance with this Section at
the time of new construction or expansion of buildings, or a change from one use
classification to another non-residential use classification. Screening and buffer yards
must be installed and maintained along interior side and rear lot lines between differing
land uses.
A.

Required Screening and Landscape Buffer Yards. Table 15.04.601.100.A,
Required Screening and Landscape Buffers, shows when a buffer and screening
treatment is required, and of what type, based on the proposed and the adjoining
use. Only the proposed use is required to provide the screening and buffer yard.
Adjoining uses are not required to provide the screening and buffer yard. The type
of screening buffer yard required refers to screening and buffer yard-type
designations, as shown in Table 15.04.601.100.B, Screening and Buffer Yard
Requirements. “-” means that screening and a buffer yard are not required.
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TABLE 15.04.601.100.A: REQUIRED SCREENING AND LANDSCAPE BUFFERS
Adjoining Use

B.

Proposed Use

Park or
Open

Single-Unit
Residential

MultipleUnit
Residential

Commercial
and Office

Industrial

Single Unit Residential

Type 1

Type 1

-

-

-

Multiple Unit
Residential

Type 2

Type 2

Type 2

-

-

Commercial

Type 2

Type 2

-

-

Type 1

Office

Type 2

Type 2

Type 2

-

Type 2

Industrial

Type 2

Type 2

Type 2

Type 2

-

Screening and Buffer Types. Table 15.04.601.100.B, Screening and Buffer Type
Requirements, describes the minimum width, plant materials, and wall requirements
for each type of screening and buffer yard. The listed number of trees and
shrubs are required for each 100 lineal feet of buffer yard. Trees must be planted at
no more than 40 feet from center of tree to center of tree; see Figure
15.04.601.100(B). Natural areas with native vegetation or alternative planting
materials that achieve equivalent buffering effects may be approved by the Zoning
Administrator.

TABLE 15.04.601.100.B: SCREENING AND BUFFER TYPES REQUIREMENTS
Trees
Shrubs
Buffer Yard
Type

Minimum
Width (ft.)

Mature
Mature
Mature
height of 40 height of less
spread of
ft. or more
than 40 ft. 2 ft. or more

Mature
spread of less Screening Wall Height
than 2 ft. (ft.)

Type 1

5

2

2

4

8 None required

Type 2

10

2

3

6

8 3 within the front
setback, 6 otherwise.
Only required when
abutting an R District

FIGURE 15.04.601.100(B): TREE SPACING
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C.

Width Reduction for Adjacent Landscaped Buffer. If an equivalent landscape
buffer exists on the adjacent lot, the width of the required buffer may be reduced
50 percent provided that the abutting property owners have provided and recorded
a written agreement restricting the use of the adjacent landscape buffer.

D.

Location. Screening walls and buffer yards must follow the lot line of the lot to be
screened or be so arranged within the boundaries of the lot so as to substantially hide
from adjoining lots, the building, facility, or activity required to be screened.
Openings in screening walls are allowed for pedestrian access.

E.

Screening Wall Materials. Industrial uses must provide a solid screening wall of
stucco, decorative block, or concrete panel. Screening walls for other uses may be
constructed of stucco, decorative block, concrete panel, wood or other substantially
equivalent material. Chain-link fencing is prohibited.

F.

Berms. A vegetated earthen berm may be used in combination with the above types
of screening walls, but not more than two-thirds of the required height of such
screening may be provided by the berm.

15.04.601.110 Screening of Equipment
The standards of this Section apply to new development, replacement equipment that is
added to serve existing buildings, and condominium conversions; they do not apply to
existing equipment that serves existing buildings. The Zoning Administrator may waive or
modify screening requirements for upgrades to existing mechanical equipment.
A.

General Requirements. All exterior mechanical equipment, whether on a roof,
on the side of a structure, or located on the ground, must be screened from public
view. Exterior mechanical equipment to be screened includes, without limitation,
heating, ventilation, air conditioning, refrigeration equipment, plumbing lines,
ductwork, transformers, smoke exhaust fans, water meters, backflow preventers,
service entry section, and similar utility devices.
1.

Screening must be architecturally integrated into the main structure with
regard to materials, color, shape, and size to appear as an integral part of the
building or structure.
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B.

2.

Equipment must be screened on all sides, and screening materials must
be opaque.

3.

When screening with plants, evergreen types of vegetation must be planted
and maintained. Plant material sizes and types must be selected and installed
so that, at the time of building occupancy, such plants effectively screen
their respective equipment.

4.

The use of wood, expanded metal lath, and chain link for the purpose of
screening is prohibited.

Requirements for Specific Types of Mechanical Equipment. The following
additional screening standards apply to the specified types of mechanical equipment:
1.

Roof-Mounted Equipment.

a.

Whenever feasible, roof-mounted equipment screening must be
constructed as an encompassing monolithic unit or a series of
architecturally similar screening units on large roofs, rather than as
several individual screens (i.e., multiple equipment screens, or
“hats,” surrounding individual elements will not be permitted).

b.

The height of the screening element must equal or exceed the height
of the structure’s tallest piece of installed equipment.

FIGURE 15.04.601.110(B)(1): SCREENING OF ROOF MOUNTED EQUIPMENT

2.
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Ground-Mounted Equipment. Ground-mounted equipment that faces a

street must be screened to a height of 12 inches above the equipment,
unless such screening conflicts with utility access, in which case reasonable
accommodation must be allowed.
a.

Acceptable screening devices consist of decorative walls and/or
berms (3:1 maximum slope) with supplemental plant materials,
including trees, shrubs, and groundcovers.

b.

For screen walls that are three feet high or lower, vegetative
materials may be substituted for 50 percent of the screening device.
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c.

This requirement does not apply to incidental equipment in the
interior of a lot that is not visible from the street. However, electrical
substations, water tanks, sewer pump stations, and similar utilities are
required to be screened and secured with an eight-foot-high wall.

FIGURE 15.04.601.110(B)(2): SCREENING OF GROUND MOUNTED EQUIPMENT

3.

C.

Exterior Wall Equipment. Wall-mounted equipment, including, without

limitation, electrical meters, electrical distribution cabinets, service entry
sections, and valves and cabinets that face a street or public parking and are
not recessed and/or separated from the street by intervening building(s) or
walls or gates, must be screened. Screening devices must incorporate
elements of the building design (e.g. shape, color, texture and material). For
screen walls that are three feet in height or lower, vegetative materials may
be substituted for 50 percent of the screening device. This requirement
does not apply to fire-related elements.

Exceptions in the IG and IW Zoning Districts. Due to its size, some outdoor
equipment that is ancillary to operations in IG and IW zoning districts may not be
fully screened from view. In these cases, operators of such equipment shall only be
required to provide screening that is consistent with provisions of 15.04.601.110 to
the extent feasible.

15.04.601.120 Solar Installations
This Section establishes development standards for solar energy systems.
A.

Height.
1.

On Single-Unit Lots. Photovoltaic solar energy systems may extend up to

2.

On All Other Lots. Photovoltaic solar energy systems may extend up to five

five feet above the height limit in the zoning district. Solar water or
swimming pool heating systems may extend up to seven feet above the
height limit in the district.
feet above the roof surface on which they are installed, even if this exceeds
the maximum height limit in the district in which it is located. Solar water
or swimming pool heating systems may extend up to seven feet above
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the roof surface on which they are installed even if this exceeds the
maximum height limit in the district in which it is located.
B.

Required Setback. Excluding solar collector panels, solar energy system equipment
may be installed within a required side and rear setback, but must not be closer
than three feet to any property line.

15.04.601.130 Stormwater Management
A.
Incorporation of Best Management Practices for Stormwater Management.
New development must be designed to minimize impacts to water quality from
increased runoff volumes and discharges of pollutants from nonpoint sources to
the maximum extent feasible. Post-construction best management practices must
be designed to treat, infiltrate, or filter stormwater runoff, in accordance with
applicable standards as required by law. Examples of best management practices
include:

B.

C.
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1.

Retention and detention basins.

2.

Vegetated swales.

3.

Infiltration galleries or injection wells.

4.

Use of permeable paving materials.

5.

Mechanical devices such as oil-water separators and filters.

6.

Revegetation of graded or disturbed areas.

Stormwater Management Requirements. The following requirements apply to
specific types of development:
1.

Non-residential and multi-unit development must use best management
practices to control polluted runoff from structures, parking, and loading
areas.

2.

Eating and drinking establishments must incorporate best management
practices designed to prevent runoff of oil and grease, solvents,
phosphates, and suspended solids to the storm drain system.

3.

Automobile/vehicle sales and services uses must incorporate best
management practices designed to prevent runoff of oil and grease, solvents,
car battery acid, engine coolants, and gasoline to the stormwater system.

4.

Outdoor storage areas must be designed to incorporate best management
practices to prevent stormwater contamination from stored materials.

5.

Trash storage areas must be designed using best management practices to
prevent stormwater contamination by loose trash and debris.

Maintenance of Stormwater Management Facilities. New development is
required to provide ongoing maintenance of best management practice measures
where maintenance is necessary for their effective operation. The permittee
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and/or owner, including successors in interest, is responsible for all structural
treatment controls and devices as follows:
1.

All structural best management practices must be inspected, cleaned, and
repaired when necessary prior to September 30th of each year or as specified
in a City-approved operations and maintenance agreement.

2.

Additional inspections, repairs, and maintenance must be performed after
storms, as needed, throughout the rainy season, with any major repairs
completed prior to the beginning of the next rainy season.

3.

Public streets and parking lots must be swept, as needed and financially
feasible, to remove debris and contaminated residue.

4.

The homeowners association, or other private owner, must be responsible
for sweeping of private streets and parking lots.

15.04.601.140 Swimming Pools and Spas
This Section establishes standards for swimming pools and spas.
A.

Filtration Equipment. Swimming pool or spa filtration equipment and pumps shall
not be located in the front or street side yard and cannot be closer than 15 feet to
the main building on an adjoining lot. All equipment must be mounted and
enclosed/screened so that its sound is in compliance with Article 15.04.605 (Noise).

B.

Pool Setbacks and Covers. The outside wall of the water-containing portion of any
swimming pool or spa must be a minimum of 15 feet from street side lot lines, five
feet from all interior lot lines, and five feet from the residence and any accessory
dwelling unit on the site. All pools must be equipped with an approved safety pool
cover meeting the standards of the American Society for Testing and Materials or
have another drowning prevention safety feature, as required by the California
Health and Safety Code.

C.

Elevated Swimming Pools. All elevated swimming pools constructed on the
ground may not be higher than four feet.

D.

Public and Semi-Public Pools. A Conditional Use Permit must be obtained
before the construction of any pool for use by the general public.

15.04.601.150 Truck Docks, Loading, and Service Areas
In addition to the requirements outlined in Article 15.04.607 (Parking and Loading), all
truck docks, loading, and service areas must be located and screened as follows:
A.

Minimum Distance from Residential District. Truck docks, loading, and service
areas are not permitted within 50 feet of the boundary of any R District.

B.

Location on Lot. In all districts except the Agricultural and Industrial Districts, truck
docks, loading areas, and service areas must be located at the rear or interior side of
buildings, rather than facing a street.
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C.

Screening. Truck docks, loading areas, and service areas located in any zoning
district must be screened from any adjacent R District. Docks, loading, and service
areas in any district, except the Industrial Districts, must be screened from view of
adjacent streets. Screening must consist of a solid masonry wall at least eight feet
in height or opaque automated gates.

15.04.601.160 Underground Utilities
All electrical, telephone, cable television, fiber-optic cable, gas, water, sewer,
irrigation/recycled water, and similar distribution lines providing direct service to a project
must be installed underground within the site. This requirement may be waived by the
Zoning Administrator upon determining that underground installation is infeasible or the
electrical line is otherwise exempt from an undergrounding requirement.
15.04.601.170 Visibility at Intersections and Driveways
A.
Street Intersections. Vegetation and structures, including signs, must not exceed a
height of three feet within the sight distance triangular area formed by the intersecting
curb lines (or edge of pavement when no curbs exist) and a line joining points on
these curb lines at a distance of 10 feet along both lines from their intersection,
unless there is a “transparency” feature, such as open railings or well-pruned
climbing plants, allowing for sight visibility. Trees that are located within this
sight distance triangle must have a minimum clearance of 13 feet high between the
lowest portion of the canopy and street.
1.

Subsection (A) does not apply to unsignalized intersections of local streets,
unless specifically required by the Zoning Administrator.

FIGURE 15.04.601.170(A): VISIBILITY AT STREET INTERSECTIONS

B.
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Driveways and Alleys. Visibility of a driveway crossing a street lot line must
not be blocked above a height of three feet within the sight distance triangular area
formed by the intersecting curb lines (or edge of pavement when no curbs exist)

Series 600: General Standards

and a line joining points on these curb lines at a distance of 12 feet along both lines
from their intersection. Street trees that are pruned at least seven feet above the
established grade of the curb so as not to obstruct clear view by motor vehicle
drivers are permitted.
FIGURE 15.04.601.170(B): VISIBILITY AT DRIVEWAYS

C.

Exempt Structures and Plantings. The regulations of this Section do not apply to
existing buildings; public utility poles; saplings or plant species of open growth
habits and not planted in the form of a hedge that are so planted and trimmed as to
leave at all seasons a clear and unobstructed cross view; official warning signs or
signals; or places where the contour of the ground is such that there can be no cross
visibility at the intersection.
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Article 15.04.602
Sections:
15.04.602.010
15.04.602.020
15.04.602.030
15.04.602.040
15.04.602.050
15.04.602.060

Affordable Housing Density Bonus

Purpose and Applicability
General Provisions
Criteria and Standards for Density Bonus and Incentive(s) or Concession(s)
Alternative to Density Bonus and Incentive
Procedures
Required Affordable Housing Density Bonus Agreement

15.04.602.010 Purpose and Applicability
The purpose of this Article is to provide increased residential densities for projects that
guarantee that a portion of the housing units, constructed in a housing development, will be
restricted to senior citizens or affordable to moderate, lower, very low, or extremely low
income persons or for the donation of land for very low income housing.
15.04.602.020 General Provisions
A.
State Law Governs. Where a conflict occurs between the provisions of this
Article and State law, State law will govern.
B.

Compatibility. All affordable housing units must be dispersed within market-rate
projects whenever feasible. Affordable housing units within market-rate projects
must be comparable with the design and appearance of market-rate units in
appearance, use of materials, and finish quality.

C.

Availability. All affordable housing units must be constructed concurrently with,
and made available for qualified occupants at the same time as, the market-rate
housing units within the same project, unless both the City and the developer
agree in the Density Bonus Agreement to an alternative schedule for development.

D.

Density Bonus Agreement. A Density Bonus Agreement will be made a condition
of the discretionary permits for all projects granted a density bonus, pursuant to
this Article. The Agreement must be recorded as a restriction on the parcel or
parcels on which the affordable housing units will be constructed. The Agreement
must be consistent with Section 15.04.602.060.

E.

Effect of Granting Density Bonus. The granting of a density bonus will not, in and
of itself, be interpreted to require a General Plan amendment, Zoning Text or Map
change, or other discretionary approval.

15.04.602.030 Criteria and Standards for Density Bonus and Incentive(s) or
Concession(s)
A.
Minimum Requirements for Density Bonus. The City shall grant one density
bonus when a housing developer seeks and agrees to construct a housing
development, excluding any units permitted by the density bonus awarded, that will
32
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contain housing for any one of the following household income groups, as defined
by State law, and satisfies the findings outlined in this section:

B.

1.

Low Income Households. Ten percent of the total dwelling units of a

2.

Very Low Income Households. Five percent of the total dwelling units

3.

Extremely Low Income Households. Five percent of the total dwelling

4.

Senior Households. A senior citizen housing development or mobile

5.

Common Interest Developments. Ten percent of the total dwelling units

housing development for lower-income households.

of a housing development for very low income households.

units of a housing development for extremely low income households.

home park that limits residency based on age requirements for housing for
older persons pursuant to Section 798.76 or 799.5 of the Civil Code.

in a common interest development for persons and families of moderate
income provided that all units in the development are offered to the public
for purchase.

Calculation of Density Bonus. The amount of density bonus to which the
developer is entitled shall vary according to the amount by which the percentage of
affordable housing units equals or exceeds the percentage established in Table
15.04.602.B. The density bonus shall not be included when determining the number
of housing units which are to be affordable.
1.

Density Bonus. The density bonus for housing developments shall be

calculated as shown in Table 15.04.602.030.B:

TABLE 15.04.602.030.B: POTENTIAL DENSITY BONUS
Level of Affordability and Type of
Housing Unit

Percentage of Units out of Total
Units

Percentage Density Bonus

Extremely Low Income
5

30

For each additional 1% increase above 5% in the proportion of units
affordable to extremely low income households, the density bonus
shall be increased by 1% up to a maximum of 40%
15

40

5

20

Very Low Income
For each additional 1% increase above 5% in the proportion of units
affordable to very low income households, the density bonus shall
be increased by 2.5% up to a maximum of 35%
11

35

10

20

Low Income
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TABLE 15.04.602.030.B: POTENTIAL DENSITY BONUS
Level of Affordability and Type of
Housing Unit

Percentage of Units out of Total
Units

Percentage Density Bonus

For each additional 1% increase above 10% in the proportion of
units affordable to low income households, the density bonus shall
be increased by 1.5% up to a maximum of 35%
20

35

10

5

Moderate Income

For common interest
developments only

For each additional 1% increase above 10% in the proportion of
units affordable to moderate income households, the density bonus
shall be increased by 1% up to a maximum of 35%
40

35

100

20

Senior Housing
Senior Housing with Income Restrictions or Housing for Persons with Disabilities
Extremely Low Income

10

Very Low Income

15

Low Income

20

40

More than 4 Bedrooms per Unit
Extremely Low Income

5

Very Low Income

10

Low Income

15

2.

35

Density Bonus for Common Interest Developments. The density

bonus for common interest developments with moderate income units shall
be calculated as follows:
Percentage Moderate Income Units in a
Common Interest Development

Percent Density Bonus

10

5

For each additional 1% increase above 10% in the proportion of units
affordable to moderate income households, the density bonus shall be
increased by 1% up to a maximum of 35%
40

3.

35

Rounding of Fractional Units. All density bonus calculations resulting in

fractional units shall be rounded up to the next whole number.

34

Series 600: General Standards

4.

Density Bonus for Land Donations. When the developer for a tentative

subdivision map, parcel map, or other residential development approval
donates land to the City in return for providing housing for very low income
households, the developer shall be entitled to a 15 percent increase above the
otherwise maximum allowable residential density under the applicable zoning
district for the entire development, as follows:
Percentage Very Low Income

Percentage Density Bonus

10

15

For each additional 1% increase above 10% in the proportion of units
affordable to very low income households, the density bonus shall be
increased by 1% up to a maximum of 35%
30

35

This increase shall be in addition to any increase in density otherwise
mandated, up to a maximum combined mandated density increase of 35
percent if the developer seeks both the increase required pursuant to this
section and a density bonus. The developer shall be eligible for the increased
density bonus described in this paragraph 4 if all the following conditions are
met:
a.

The developer shall donate and transfer lands no later than the date
of approval of the final subdivision map, parcel map, or residential
development application.

b.

The developable acreage and zoning classification of the land being
transferred are sufficient to permit construction of units affordable to
very low income households in the amount not less than 10 percent
of the number of residential units of the proposed development.

c.

The transferred land is at least one acre in size or of sufficient size to
permit development of at least 40 units, has the appropriate General
Plan designation, is appropriately zoned for development as
affordable housing, and is or will be served by adequate public
facilities and infrastructure. The transferred lands shall have all of the
permits and approvals, other than building permits, necessary for the
development of the very low income housing units prior to the date
of approval of the final subdivision map, parcel map, or the
residential development.

d.

The transferred lands and the affordable units shall be subject to a
deed restriction ensuring continued affordability of the units
consistent with this Article, which shall be recorded on the property
at the time of dedication.

e.

The land is transferred to the City or to a housing developer
approved by the City. The City may require the developer to identify
and transfer the land to the developer.
35
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f.

5.

Density Bonus for Development with a Childcare Facility.

a.

b.

c.

C.
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The transferred land shall be within the boundary of the proposed
development or, if the City agrees, within one-quarter mile of the
boundary of the proposed development.
When a developer proposes to construct a housing development that
conforms to the requirements of subsection 15.04.602.030(A) and
includes a child care facility that will be located on the site of, as part
of, or adjacent to, the project, the City shall grant either of the
following:
i.

An additional density bonus that is an amount of square feet
of residential space that is equal to the amount of square feet
in the child care facility; or

ii.

An additional concession or incentive that contributes
significantly to the economic feasibility of the construction of
the child care facility.

The City shall require, as a condition of approving a density bonus
housing development with a child care facility that the following shall
occur:
i.

The child care facility shall remain in operation for a period
of time that is as long as or longer than the period of time
during which the density bonus units are required to remain
affordable.

ii.

Of the children who attend the child care facility, the children
of extremely low income, very low income households,
lower-income households, or families of moderate income
shall equal a percentage that is equal to or greater than the
percentage of dwelling units that are required for extremely
low income, very low income households, lower-income
households, or families of moderate income pursuant to this
section.

The City shall not be required to provide a density bonus or
concession for a child care facility if it finds, based upon substantial
evidence, that the surrounding neighborhood has adequate child care
facilities.

Possible Incentives or Concessions. When a developer seeks and agrees to
construct any one of the housing specified in subsections 15.04.602.030(A) and (B),
the City shall grant incentives or concessions as described below, if requested by the
developer, in addition to a density bonus, unless the City makes written findings per
subsection 15.04.602.050(C) of this Article:
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1.

2.

A reduction in site development standards or a modification of zoning
requirements or design requirements that exceed the minimum building
standards approved by the California Standards Commission as provided for
in Part 2.5 (commencing with Section 18901) of Division 13 of the California
Health and Safety Code including, but not limited to the following:
a.

Reduced minimum lot sizes and/or dimensions;

b.

Reduced minimum setbacks;

c.

Reduced minimum common and/or private outdoor open space;

d.

Increased maximum lot coverage;

e.

Increased maximum building height and/or stories;

f.

Reduced on-site parking standards;

g.

Reduced minimum building separation requirements;

h.

Reduced street standards, including street widths;

i.

Approval of mixed-use zoning within the housing development
where it is demonstrated that commercial, office, or other
nonresidential land uses will reduce housing costs over residentialonly uses on a site and will be compatible with the existing and
planned housing units on the site and the surrounding neighborhood
where the proposed housing development will be located.

Other incentives proposed by the developer or the City that result in
identifiable, financially sufficient, and actual cost reductions, including, but
not limited to, the following:
a.

Expedited "fast track" processing of development applications and
permits (e.g. allowing plan check to begin during planning appeal
period);
b.
Waiver of filing or processing fees on development applications and
permits, or other development fees, following established City fee
waiver processes or policies;
c.
Use of public financing; or
d.
Other regulatory incentives or concessions that result in identifiable
cost reductions.
There is no limit or requirement, however, for the City to provide any direct
financial incentives for the housing development, to waive fees and/or
dedication requirements, or to provide publicly-owned land for a housing
development.
D.

Number of Concessions Available. The developer shall receive the number of
incentives or concessions shown in Table 15.04.602.030.(D), in addition to a density
bonus:
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TABLE 15.04.602.030.D: NUMBER OF CONCESSIONS ALLOWED
Minimum Percentage of Total Units

Level of Affordability and Type of Housing Unit

1 Concession
10%

Low income

5%

Very low income

5%

Extremely low income

2 Concessions
20%

Low income

10%

Very low income

10%

Extremely low income

3 Concessions
30%

Low income

20%

Low income senior;
Low income accessible to persons with disabilities

15%

Very low income;
Extremely low income;
Very low income senior;
Very low income accessible to persons with disabilities;
Low income with more than 4 bedrooms

10%

Extremely low income senior;
Extremely low income accessible to persons with disabilities;
Very low income with more than 4 bedrooms

5%

Extremely low income with 4 bedrooms

E.

No Maximum Density Bonus or Number of Concessions. Nothing in this
Article shall be construed to prohibit the City from granting a density bonus greater
than what is described in this section or a greater number of concessions or
incentives than what is described in this section for a development that meets the
requirements of this section.

F.

Standards for Density Bonus and Incentives. The following standards shall apply
to the granting of the density bonus and incentives:
1.

Duration of Affordability. For the purposes of this section, "total units"

or "total dwelling units" does not include units added by a density bonus
awarded pursuant to this section or any other Municipal Code provision
granting a greater density bonus.
a.
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An applicant shall agree to, and City shall ensure, the continued
affordability of all extremely low, very low and low-income rental
units that qualified the applicant for the award of the density bonus
for 55 years or a longer period of time if required by the construction
or mortgage financing assistance program, mortgage insurance
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program, or rental subsidy program. Rents for the lower income
density bonus units shall be set at an affordable rent as defined in
Section 50053 of the Health and Safety Code.
b.

2.

An applicant shall agree to, and the City shall ensure that, the initial
occupant of all for-sale units that qualified the applicant for the
award of the density bonus are persons and families of extremely low,
very low, low, or moderate income, as required, and that the units are
offered at an affordable housing cost, as that cost is defined in
Section 50052.5 of the Health and Safety Code.

Equity Sharing Agreement. An applicant shall agree to, and the City shall

ensure that, the initial occupant of all for-sale units that qualified the
applicant for the award of the density bonus are persons and families of
extremely low, very low, low, or moderate income, as required, and that the
units are offered at an affordable housing cost, as that cost is defined in
Health and Safety Code Section 50052.5. The following provisions must be
included in an equity sharing agreement:
a.

3.

Upon resale, the seller of the unit shall retain the value of any
improvements, the down payment, and the seller’s proportionate
share of appreciation. The City shall recapture any initial subsidy, as
defined in subsection ii below, and its proportionate share of
appreciation, as defined in subsection iii below, which amount shall
be used within five years for any of the purposes described in Health
and Safety Code Section 33334.2(e) that promote home ownership.
i.

The City’s initial subsidy shall be equal to the fair market
value of the home at the time of initial sale minus the initial
sale price to the moderate income household, plus the
amount of any down payment assistance or mortgage
assistance. If upon resale the market value is lower than the
initial market value, then the value at the time of the resale
shall be used as the initial market value.

ii.

The City’s proportionate share of appreciation shall be equal
to the ratio of the City’s initial subsidy to the fair market
value of the home at the time of initial sale.

Protection of Existing Rental Units. An applicant shall be ineligible for

a density bonus or any other incentives or concessions under this section if
the housing development is proposed on any property that includes a parcel
or parcels on which rental dwelling units are or, if the dwelling units have
been vacated or demolished in the five-year period preceding the application,
have been subject to a recorded covenant, ordinance, or law that restricts
rents to levels affordable to persons and families of low, very low, or
extremely low income; subject to any other form of rent or price control
through the City’s valid exercise of its police power; or occupied by low, very
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low, or extremely low income households, unless the proposed housing
development replaces those units, and either of the following applies:

40

a.

The proposed housing development, inclusive of the units replaced
pursuant to this paragraph, contains affordable units at the
percentages set forth in Section 15.04.602.030(B).

b.

Each unit in the development, exclusive of a manager’s unit or units,
is affordable to, and occupied by, either a lower or very low income
household.

c.

For the purposes of this paragraph, “replace” shall mean the
following:
i.

If any dwelling units described in subsection
15.04.602.030(F)(3) are occupied on the date of application,
the proposed housing development shall provide at least the
same number of units of equivalent size or type, or both, to
be made available at affordable rent or affordable housing
cost to, and occupied by, persons and families in the same or
lower income category as those households in occupancy. For
unoccupied dwelling units described in subsection
15.04.602.030(F)(3) in a development with occupied units, the
proposed housing development shall provide units of
equivalent size or type, or both, to be made available at
affordable rent or affordable housing cost to, and occupied
by, persons and families in the same or lower income
category in the same proportion of affordability as the
occupied units.

ii.

If all dwelling units described in subparagraph (i) have been
vacated or demolished within the five-year period preceding
the application, the proposed housing development shall
provide at least the same number of units of equivalent size
or type, or both, as existed at the highpoint of those units in
the five-year period preceding the application to be made
available at affordable rent or affordable housing cost to, and
occupied by, persons and families in the same or lower
income category as those persons and families in occupancy
at that time, if known. If the incomes of the persons and
families in occupancy at the highpoint is not known, then
one-half of the required units shall be made available at
affordable rent or affordable housing cost to, and occupied
by, very low income persons and families and one-half of the
required units shall be made available for rent at affordable
housing costs to, and occupied by, low income persons and
families.
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iii.

G.

All replacement calculations resulting in fractional units shall
be rounded up to the next whole number. If the replacement
units will be rental dwelling units, these units shall be subject
to a recorded affordability restriction for at least 55 years. If
the proposed development is for-sale units, the units replaced
shall be subject to an equity sharing agreement pursuant to
subsection 15.04.602.030(F)(2).

d.

If any dwelling units described in subsection 15.04.602.030(F)(3) are
occupied on the date of application, each household of extremely
low, very low, low, or moderately low income residing in the dwelling
units must be offered the right to return to a comparable unit in the
proposed housing development with rent for the first 12 months
subsequent to that return being the lower of the following: up to 5
percent higher than the rent at the time of application, or up to 30
percent of household income.

e.

Subsection 15.04.602.030(F)(3) does not apply to an applicant
seeking a density bonus for a proposed housing development if
his or her application was submitted to, or processed by, the City
before January 1, 2015.

4.

Location and Design of Affordable Housing Units. The affordable

5.

Location of Density Bonus Units. The density bonus units can be

6.

Zoning Basis. The maximum units allowed in the underlying zoning district

housing units shall be integrated with other housing units in the housing
development with regard to siting and placement within buildings, and shall
not differ in exterior appearance from the other housing units. The location
of the affordable housing units may or may not be on contiguous parcels
within the site. In no event shall the affordable housing units be located in
only one portion of the housing development or situated in one building of a
multi-building development;
located in geographic areas of the development site other than the areas
where the units for the affordable housing units are located, and can be
located only on parcels for which the density bonus was granted;
of the project site and the net acreage of the project site shall be the basis on
which the density bonus is determined unless the project is in a specific plan
area, a Form-Based code zone, or a Planned Area District, in which case the
density bonus shall be determined based on the maximum residential density
for the General Plan designation for the site.

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 Section
15.04.613.020(B) that exceeds the following ratios:
41
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2.

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.

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 Section 15.04.613.020(B) and is
located within one-half mile of the Richmond BART/Intermodal Terminal,
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.

b.
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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.

If the total number of parking spaces required for a development is
other than a whole number, the number shall be rounded up to the
next whole number.
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3.

c.

For purposes of this subsection, a development may provide on-site
parking through tandem parking or uncovered parking, but not
through on-street parking.

d.

This subdivision does not preclude the City from reducing or
eliminating a parking requirement for development projects of any
type in any location.

Parking Study. Notwithstanding paragraph (2), if the City or an

independent consultant has conducted an area-wide or jurisdiction-wide
parking study in the last seven years, then the City may impose a higher
vehicular parking ratio, based upon substantial evidence found in the parking
study, that includes, but is not limited to, an analysis of parking availability,
differing levels of transit access, walkability access to transit services, the
potential for shared parking, the effect of parking requirements on the cost
of market-rate and subsidized developments, and the lower rates of car
ownership for low, very low, and extremely low income individuals, including
seniors and special needs individuals.

15.04.602.040 Alternative to Density Bonus and Incentive
When a developer agrees to construct affordable housing as specified in this section, the City
may provide other incentives of equivalent financial value which make the affordable
housing units economically feasible, instead of granting the density bonus and incentive(s)
from the above section.
15.04.602.050 Procedures
A.
Preliminary Proposal. A developer requesting a density bonus or incentive(s)
pursuant to this Article may submit a preliminary proposal for feedback prior to the
submittal of any formal requests for approval of a density bonus and incentive and
other planning approvals, such as a General Plan amendment, subdivision map,
development plan, or design review. The purpose of the preliminary proposal is to
determine whether the proposed housing development is in substantial compliance
with applicable planning regulations and to establish the basis and procedures for
granting the incentive(s) or concession(s). Approval of a preliminary proposal does
not constitute approval of the housing development, but indicates that the housing
development nominally complies with the City's zoning regulations, and establishes
the type of incentive(s) or concession(s) and agreement to ensure compliance with
this Article to be recommended by staff.
1.

The following information is required to be submitted for a preliminary
proposal:
a.

A concise written description of the project, including location,
number and type of housing units, including affordable units and
bonus units, and the planning approval(s) required;
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2.

B.

b.

A site map showing the location and general layout of the proposed
housing development and surrounding land uses and roadways;

c.

A written request for the specific incentive(s) or concession(s) sought
accompanied by a rationale and accurate supporting information
sufficient to demonstrate that any requested incentive is required in
order to provide for affordable housing costs or for rents for the
targeted units to be set as specified above. If applicable, the
developer shall identify the proposed use of any housing subventions
or programs for the housing development, such as California
Housing Community Development programs or other sources of
funding.

Within 90 days of receipt of a complete preliminary proposal, the Zoning
Administrator shall notify the developer in writing what the staff will
recommend as to how the City will comply with this Article, and shall
indicate whether or not the housing development complies with this Article
and with the applicable planning and zoning regulations.

Housing Density Bonus and Incentive Application. An application for a
housing density bonus and, if requested, an incentive or concession must include:
1.

2.

Documentation for a Requested Density Bonus.

a.

Evidence that the project includes the qualifying percentages of
residential units set forth in Table 15.04.602.030.B, excluding the
units added by the granted density bonus;

b.

Calculations showing the maximum base density;

c.

Number or percentage of affordable units and the income level at
which the units will be restricted to;

d.

Number of market rate units that will result from the granted density
bonus;

e.

Resulting density, described in units per square foot; and

f.

A written acknowledgement that the project will be subject to the
affordability restrictions and other provisions set forth in this Article.

Documentation of Requested Incentives or Concessions.

a.
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A pro forma or other report demonstrating that the requested
incentives and concessions result in identifiable, financially sufficient
and actual cost reductions necessary to ensure the financial feasibility
of the proposed units shall be prepared. The City may require that an
independent financial review be conducted at the expense of the
applicant.

Series 600: General Standards

b.

3.

C.

D.

A description of any proposed waivers of development standards or
other zoning requirements and why they are necessary for making the
project physically possible.

If the housing development is proposed as a Planned Area District, the
density bonus and incentive(s) shall be reviewed concurrently with the
rezoning application. If the housing development is not proposed as a
Planned Area District, a Conditional Use Permit shall be required for the
density bonus and incentive(s) or concession(s).

Housing Density Bonus and Incentive Approval. The City shall grant the
concession or incentive requested unless the City makes a written finding, based
upon substantial evidence, that:
1.

The concession or incentive is not required in order to provide for affordable
housing costs or for rents for the targeted units to be set as specified above;
or

2.

The concession or incentive would have a specific adverse impact, as defined
in paragraph (2) of subdivision (d) of Section 65589.5 of the Government
Code, upon public health and safety or the physical environment or on any
real property that is listed in the California Register of Historic Resources
and for which there is no feasible method to satisfactorily mitigate or avoid
the specific adverse impact without rendering the development unaffordable
to low and moderate-income households; or

3.

The concession or incentive would be contrary to State or federal law.

Standards Must Not Preclude Development. In no case will the City apply any
development standard that will have the effect of physically precluding the
construction of a development meeting the criteria of subsection 15.04.602.030(A) at
the densities or with the concessions or incentives permitted by this Article. An
applicant may submit a proposal for the waiver or reduction of development
standards that will have the effect of physically precluding the construction of a
development meeting the criteria of subsection 15.04.602.030(A) at the densities or
with the concessions or incentives permitted, and the Planning Commission shall
consider that request at the same time as it reviews the application. A proposal for
the waiver or reduction of development standards pursuant to this section shall not
include a request to reduce nor increase the number of incentives or concessions to
which the applicant is otherwise entitled.

15.04.602.060 Required Affordable Housing Density Bonus Agreement
Prior to the issuance of a building permit for any dwelling unit in a development for which a
density bonus has been awarded or incentives or concessions have been granted, the
developer shall enter into a written agreement with the City for the duration of affordability.
The terms and conditions of the agreement shall run with the land which is to be developed,
shall be binding upon the successor in interest of the developer, and shall be recorded in the
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Contra Costa County Clerk Recorder's Office, County Recorder Division. The agreement
shall be approved by the City Attorney and shall include provisions for the following:
A.

The number and proportion of housing units affordable to moderate-income, lowerincome, very low income, and extremely low income households by type, location
and number of bedrooms;

B.

Standards for maximum qualifying household incomes and maximum rents or sale
prices;

C.

The party responsible for certifying rents and sales prices of affordable housing
units;

D.

The process that will be used to certify incomes of tenants or purchasers of the
affordable housing units;

E.

The manner in which vacancies will be marketed and filled, including the screening
and qualifying of prospective renters and purchasers of the affordable units;

F.

Deed restrictions on the affordable housing units binding on property upon sale or
transfer;

G.

Enforcement mechanisms to ensure that the affordable units are continuously
occupied by eligible households and are not sold, rented, leased, sublet, assigned, or
otherwise transferred to non-eligible households;

H.

Project phasing, including the timing of completions, and rental or sale of the
affordable housing units, in relation to the timing of the market-rate units; and

I.

For Common Interest Development. An equity-sharing agreement for moderateincome units that are directly related to the receipt of the density bonus in the
common interest development, unless it is in conflict with the requirements of
another public funding source or law. The following provisions must be included
pursuant to Section 15.04.602.030(F)(2): (1) Upon resale, the seller of the unit shall
retain the value of any improvements, the down payment, and the seller's
proportionate share of appreciation. (2) The City shall recapture any initial subsidy
and its proportionate share of appreciation, which shall then be used within three
years for any of the purposes described in subdivision (e) of Section 33334.2 of the
Health and Safety Code that promote homeownership.
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Article 15.04.603
Sections:
15.04.603.010
15.04.603.020
15.04.603.030
15.04.603.040
15.04.603.050
15.04.603.060
15.04.603.070
15.04.603.080
15.04.603.090
15.04.603.100

Inclusionary Housing

Findings
Purpose and Applicability
General Requirements for Inclusionary Housing
Inclusionary Requirements for Rental Residential Development
Inclusionary Requirements for Ownership Residential Development
Supplemental Requirements
In Lieu Fee
Inclusionary Housing Agreement
Resale Controls on Ownership Units
Appeals for Reductions, Adjustments, or Waivers

15.04.603.010 Findings
A.
The San Francisco Bay Area Regional Housing Need Plan, mandated by California
Government Code Section 65584 and prepared by the Association Of Bay Area
Governments, shows that at least 47 percent of new housing in the City over the
2014-2022 period should be affordable to extremely low, very low, lower, and
moderate income households.
B.

According to the most recent 2014-2022 Regional Housing Needs Allocation
(RHNA) determined by the Association of Bay Area Governments (ABAG), the
City has a total need of 2,435 units through the year 2022, out of which just over 29
percent is for low and moderate income households and another 18 percent is for
very low and extremely low income households. The City believes that these are
minimum requirements and more must be done to meet the community’s housing
needs.

C.

Because of the shortage of affordable housing in Richmond, many households in
Richmond overpay for their housing. The 2014 American Community Survey 5-Year
Estimate found that approximately 37 percent of Richmond households who own
their homes pay 30 percent or more of income for their mortgage, while 56 percent
of renter households pay more than 30 percent of income for housing. These
households are overpaying for their housing, according to standards of the United
States Department of Housing and Urban Development.

D.

It is the lowest income households that spend the most on housing in Richmond. Of
households with an income of less than $35,000, 68 percent of owner-occupied
households and 88 percent of renter-occupied household spend more than 30
percent of their income on housing. In comparison, of households with an income
of more than $75,000, 20 percent of owner-occupied households and only 2 percent
of renter-occupied households spend more than 30 percent of their income on
housing.
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E.

Based on these findings, the City has determined that there is a critical shortage of
housing opportunities available to very low, low, and moderate-income households.
As a consequence, a goal of the General Plan is to achieve a balanced community
with housing available for households of a range of income levels. Increasingly,
persons with very low, low and moderate incomes who work and/or live within the
City are unable to locate housing at prices they can afford and are increasingly
excluded from living in the City.

F.

The City also finds that the high cost of newly constructed housing in Richmond
does not, to any appreciable extent, provide housing affordable by very low, low, and
moderate households, and that continued new development that does not include
nor contribute toward lower cost housing will serve to further aggravate the current
housing problems by reducing the supply of developable land.

G.

The City further finds that the housing shortage for persons of very low, low, and
moderate incomes is detrimental to the public health, safety and welfare, and that it
is a public purpose of the City, and a public policy of the State of California as
mandated by the requirements for a Housing Element of the City’s General Plan, to
make available an adequate supply of housing for persons of all economic segments
of the community.

15.04.603.020 Purpose and Applicability
The purposes of this Article are (1) to increase the amount of affordable housing
in Richmond through an inclusionary housing requirement, as called for in the General Plan,
so that the City can meet its responsibility of providing an adequate supply of housing for
individuals and families at all income levels, consistent with the RHNA allocation to the City
and, at the same time, (2) to assure that new affordable housing is distributed throughout the
city in economically diverse developments, avoiding the problems and detrimental effects
that municipalities have experienced in the past when low income housing is relegated to
separate, isolated locations within the community. These regulations are intended to enhance
the public welfare and assure compatibility between future housing development, and
implement the Housing Element of the General Plan through increasing the production of
housing units affordable to persons and households of very low, low, and moderate-income.
15.04.603.030 General Requirements for Inclusionary Housing
Any discretionary approval for a new residential development project of ten or more
dwelling units or lots including, but not limited to, single family dwellings, apartments,
condominium developments, townhouse developments, mixed use developments, and land
divisions shall have conditions attached that will assure compliance with the provisions of
this Article. Such conditions shall specify the timing of in-lieu fees and/or the construction
of the inclusionary units, the number of inclusionary units at appropriate price levels,
provision for income certification, screening of potential purchasers and/or renters of
inclusionary units, and a resale control mechanism.
A.
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All inclusionary units in a project and phases of a project shall be constructed
concurrently with or prior to the construction of non-inclusionary units, unless the
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decision-making body finds that extenuating circumstances exist and approves
different timing.
B.

All inclusionary units shall be sold or rented to qualifying moderate, low, or very low
income households.

C.

Unless the decision-making body finds compelling reasons to the contrary, the
inclusionary units shall be reasonably dispersed throughout the development, shall
contain on average the same number of bedrooms as the non-inclusionary units in
the development, and shall be compatible with the design of the market rate units in
terms of appearance, materials, and finished quality.

D.

With Planning Commission approval, the applicant shall have the option of reducing
the interior amenity level of the inclusionary units below that of the market rate
units, provided such units conform to the requirements of applicable building and
housing codes.

E.

With Planning Commission approval, the applicant shall have the option of reducing
the square footage of the inclusionary units below that of the market rate units,
provided all units conform to the requirements of applicable building and housing
codes.

F.

If the Planning Commission finds that the construction of the required inclusionary
units or that the payment of in-lieu fees is not feasible or appropriate as part of a
development project, the applicant shall have the option to construct the
inclusionary units on a site or sites within the incorporated area of the City not
contiguous with the development.

G.

If the City finds that the construction of the required inclusionary units or that the
payment of in-lieu fees is not feasible or appropriate as part of a development
project, the applicant shall have the option of donating land on-site or off-site as an
alternative to providing the inclusionary units on-site.

H.

Prior to Planning Commission approval of the options set forth in subsections (F)
and (G) above, the Planning Commission must also find that the particular option
will result in at least equivalent contribution toward, and is consistent with, the City
housing goals and policies, as expressed in the Housing Element of the General Plan.

I.

With Planning Commission approval, the applicant shall have the option, in a
homeownership project, of providing rental units in a number sufficient to meet the
inclusionary requirements of this Article. The Housing Authority will assist the
applicant in obtaining available financing and/or subsidies for such a project.

J.

The Planning Commission may grant requests to reduce the total number of required
moderate income inclusionary units within a project, or increase the number of
market rate units or lots, if some or all of the units are sold or rented at prices
affordable to low income households.
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K.

The Planning Commission may grant requests for additional market rate units or lots
for moderate income units provided in excess of the number of moderate income
units required to be developed.

L.

Prior to Planning Commission approval of the options set forth in subsections (J)
and (L) above, the Planning Commission must find that the request will provide at
least an equivalent contribution toward the City’s housing goals and is consistent
with the environmental constraints of the site.

M.

In calculating the number of required inclusionary affordable units, any decimal
fraction greater than 0.50 shall be construed as requiring one dwelling unit.

15.04.603.040 Inclusionary Requirements for Rental Residential Development
A.
Applicants for rental residential projects of ten or more dwelling units shall pay an
in-lieu fee as stipulated in Section 15.04.603.070 (In Lieu Fee).
B.
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As an alternative to paying the in-lieu fee, or where an applicant voluntarily elects to
initially rent all of the units in a residential ownership project, an applicant may
propose to provide dwelling units in the residential development project as rental
inclusionary units based on the following provisions:
1.

The inclusionary rental units shall be offered at rent levels not exceeding the
maximum housing unit rental price affordable by moderate income
households at 30 percent of gross income. If housing assistance rental
subsidies are available, units shall be made available to lower income
households.

2.

The Housing Authority shall screen applicants for the inclusionary rental
units and refer eligible households to the developer or owner. The developer
or owner shall retain final discretion in the selection of the eligible
households; provided, that the same rental terms and conditions (except rent
levels and income) are applied to tenants of inclusionary units as are applied
to all other tenants, except as required to comply with government subsidy
programs.

3.

The Housing Authority shall have the authority to require guarantees, to
enter into recorded agreements with developers, and to take other
appropriate steps necessary to assure that the required moderate income
rental dwelling units are provided and that they are rented to moderate, low,
or very low income households. When this has been assured to the
satisfaction of the Housing Authority, the Housing Authority shall prepare a
certification indicating that the developer has complied with the requirements
of this section, and shall transmit this certification to the City.

4.

To ensure compliance with the Costa Hawkins Act (Chapter 2.7 of Title 5 of
Part 4 of Division 3 of the Civil Code), the City may only approve a proposal
to provide rental affordable units if the applicant agrees in a recorded
agreement with the City to limit rents in consideration for a direct financial
contribution or a form of assistance that exceeds what is specified in Chapter
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4.3 (commencing with Section 65915) of Division 1 of Title 7 of the
Government Code. Such a proposal must be made by the applicant and not
by the City. In the event that a court finds that this subsection would violate
the Costa-Hawkins Act, the court shall sever this subsection from the
remainder of the ordinance codified in this Article, and the remainder of this
Article, including, but not limited to, the requirement that an applicant pay
the in-lieu fee, shall remain in full force and effect.

15.04.603.050 Inclusionary
Requirements
for
Ownership
Residential
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.

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
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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
and violations of the deed restrictions. Any irregularities or suspected abuses will be
reported to the City in writing for any action it deems appropriate.

15.04.603.060 Supplemental Requirements
A.

For projects receiving a density bonus, the number of inclusionary units required
shall be calculated based on the total number of units proposed to be built, including
the density bonus units.

B.

A separate exhibit for an application for a Tentative Map or residential development
for a project subject to inclusionary housing requirements of this Article shall
explicitly identify those residential parcels or units within the project that are
intended to fulfill the requirements of this Article. This material shall be used by staff
to determine compliance with the provisions of this Article and shall be kept in the
project file for reference.

C.

All inclusionary ownership units shall be subject to a deed restriction requiring that
the unit be owner-occupied for a continuous period of not less than 30 years starting
from the date of initial occupancy.

D.

Developers of inclusionary rental units shall enter into an agreement with the
Housing Authority and shall agree and bind any heirs, assigns, or successors in
interest to maintain units at very low, low or moderate-income rental limits,
calculated pursuant to State law, for a continuous period of not less than 30 years,
subject to annual review by the City and any other applicable restrictions. This
agreement shall be reviewed and approved by the City Attorney and be recorded in
the Contra Costa County Clerk Recorder's Office, County Recorder Division.

15.04.603.070 In Lieu Fee
The in-lieu fee, to be established by the City following completion of a “nexus” study in
order to support the City's affordable housing programs, shall be charged on percentage a
basis of the projected construction costs of non-inclusionary dwelling units. Construction
costs shall be calculated separately for each dwelling unit subject to this Article, and the
appropriate fee shall be paid for each unit within the project. The specific fee and the
percentage basis shall be established by resolution of the City Council based on the findings
of the nexus study.
15.04.603.080 Inclusionary Housing Agreement
Prior to the issuance of a building permit for any residential development subject to the
Inclusionary Housing Program established by this Article, which includes inclusionary units,
the developer shall enter into a written agreement with the City for the duration of
affordability. An agreement is not required for developers who pay an in-lieu fee. The terms
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and conditions of the agreement shall run with the land which is to be developed, shall be
binding upon the successor in interest of the developer, and shall be recorded in the Contra
Costa County Clerk Recorder's Office, County Recorder Division. The agreement shall be
approved by the City Attorney and shall include provisions for the following:
A.

The number and proportion of housing units affordable to moderate-income, lowerincome, very low income, and extremely low income households by type, location
and number of bedrooms;

B.

The party responsible for certifying rents and sales prices of affordable housing units
and certifying incomes of tenants or purchasers of the affordable housing units (e.g.
the City of Richmond Housing Authority);

C.

The manner in which vacancies will be marketed and filled, including the screening
and qualifying of prospective renters and purchasers of the affordable units;

D.

Deed restrictions on the affordable housing units binding on property upon sale or
transfer, including resale controls prescribed by Section 15.04.603.090;

E.

Enforcement mechanisms to ensure that the affordable units are continuously
occupied by eligible households and are not sold, rented, leased, sublet, assigned, or
otherwise transferred to non-eligible households; and

F.

Project phasing, including the timing of completions, and rental or sale of the
affordable housing units, in relation to the timing of the market-rate units.

The agreement shall be subject to administrative review by the Housing Authority for at least
30 years for the purpose of verifying that the inclusionary units are maintained at affordable
rates within the affordability category originally established for the project.

15.04.603.090 Resale Controls on Ownership Units
In order to maintain the availability of inclusionary units constructed pursuant to this Article,
one of the following resale controls shall apply to units sold by the original purchaser and all
subsequent purchasers:
A.

The resale price of inclusionary unit shall be in the amount equal to the price
affordable to a very low, low or moderate-income household, as adjusted from time
to time based on the consumer price index for Contra Costa County. For example, if
the unit was originally sold to a low income household, the unit must be resold to
another low income household.

B.

Inclusionary units offered for sale pursuant to this Article by the original purchaser
and all subsequent purchasers shall be offered for sale first to the City of Richmond
or its designee.

C.

For the first resale of an inclusionary unit during the 30-year term of the agreement,
the unit may be sold as a market-rate unit provided the difference between the
inclusionary unit and the market-rate unit price is deposited in the City's affordable
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housing fund. A purchaser of an inclusionary unit who pays a market-rate price shall
not be subject to the provisions of this section.

15.04.603.100

Appeals for Reductions, Adjustments, or Waivers

A.

A developer of any project subject to the requirements of this Article may appeal to
the City Council for a reduction, adjustment or waiver of the requirements based
upon the absence of any reasonable relationship between the impact of the
development and either the amount of the in-lieu fee charged or the inclusionary
requirement.

B.

A developer subject to the requirements of this Article who has received an
approved tentative subdivision or parcel map, use permit or similar discretionary
approval for the same property may appeal for a reduction, adjustment or waiver of
the requirements with respect to the number of lots or square footage of
construction previously approved.

C.

Any such appeal shall be made in writing and filed with the City Clerk not later than
ten days after the public hearing granting the discretionary approval or permit for the
development, or if no such discretionary approval or permit is required, or if the
action complained of occurs after the first public hearing on such permit or
approval, then the appeal shall be filed within ten days after payment of the fees
objected to by the developer. The appeal shall set forth in detail the factual and legal
basis for the claim of waiver, reduction, or adjustment.

D.

The City Council shall consider the appeal at the public hearing on the permit
application or at a separate public hearing within 60 days after the filing of the
appeal, whichever is later. The appellant shall bear the burden of presenting
substantial evidence to support the appeal, including comparable technical
information to support appellant's position. No waiver shall be approved by the City
Council for a new tentative subdivision or parcel map, use permit or similar
discretionary approval on property with an approved tentative subdivision or parcel
map, use permit or similar discretionary permit unless the City Council finds that the
new tentative subdivision or parcel map, use permit or similar discretionary approval
is superior to the approved project, both in its design and its mitigation of
environmental impacts.

E.

The decision of the Council shall be final. If a reduction, adjustment, or waiver is
granted, any subsequent change in use within the project shall invalidate the waiver,
adjustment, or reduction of the fee or inclusionary requirement.
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Article 15.04.604
Sections:
15.04.604.010
15.04.604.020
15.04.604.030
15.04.604.040
15.04.604.050
15.04.604.060

Lighting and Illumination

Purpose
Applicability; Lighting Zones and Classes of Lighting
Exemptions
Prohibitions
General Requirements
Supplemental Requirements

15.04.604.010 Purpose
The purpose of this Article is to control outdoor lighting in order to maintain adequate
visibility and safety, conserve energy, and protect against direct glare and excessive lighting.
15.04.604.020 Applicability; Lighting Zones and Classes of Lighting
A.
The standards of this Article apply to all new development and to exterior alterations
and additions that involve replacement light fixtures or systems. The total outdoor
light output shall not exceed that allowed on the site for individual lighting zones,
except as provided in the “Exemptions” subsection below.
1.

2.

Lighting Zones. The following lighting zones are established to tailor

illumination standards to land use:
a.

Lighting Zone LZ3. Areas of high ambient lighting levels. This Zone
includes the CM-3, CM-4, and CM-5, CG, CR, IL, IG, and IW
zoning districts.

b.

Lighting Zone LZ2. Areas of medium ambient lighting levels. This
Zone includes the RL2, RM, CM-1, CM-2, LW, CC, ILL and PCI
zoning districts

c.

Lighting Zone LZ1. Areas of low ambient lighting levels. This Zone
includes the RH, RL1, PR, OS, and AG zoning districts.

Classes of Lighting.

a.

Class 1 Lighting. All outdoor lighting used for, but not limited to,
outdoor sales or eating areas, assembly or repair areas, advertising
and other signs, recreational facilities and other similar applications
where color rendition is important to preserve the effectiveness of
the activity. Designation of lighting as Class 1 requires a finding by
the Zoning Administrator of the essential nature of color rendition
for the application. Recognized Class 1 uses are: outdoor eating and
retail food or beverage service areas; outdoor maintenance areas;
display lots; assembly areas such as concert or theater amphitheaters.
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b.

Class 2 Lighting. All outdoor lighting used for, but not limited to,
illumination for walkways, roadways, equipment yards, parking lots
and outdoor security where general illumination for safety or security
of the grounds is the primary concern.

c.

Class 3 Lighting. Any outdoor lighting used for decorative effects
including, but not limited to, architectural illumination, flag and
monument lighting, and illumination of trees, bushes, etc.

15.04.604.030 Exemptions
A.
General Exemptions. The following lighting is exempt from the provisions of this
Article.

B.

56

1.

Emergency Lighting. Temporary emergency lighting needed by police,
fire, and other emergency services.

2.

Holiday Lights. Holiday lighting from October 30th to February 1st,
provided that no individual lamp exceeds 10 watts and 70 lumens. Flashing
holiday lights are prohibited on commercial properties.

3.

Nonconformance. All other outdoor light fixtures lawfully installed prior
to and operable on the effective date of this Article are exempt from all
requirements of this Article. There shall be no change in use or lamp type, or
any replacement (except for same-type and same-output lamp replacement)
or structural alteration made, without conforming to all applicable
requirements of this Article. Further, if the property is abandoned, or if there
is a change in use of the property, the provisions of this Article will apply
when the abandonment ceases or the new use commences.

Other Exemptions.
1.

Swimming Pool and Fountain Lighting. Underwater lighting used for
the illumination of swimming pools and fountains is exempt from the lamp
type and shielding standards, though it must conform to all other provisions
of this code.

2.

Solar-powered Lighting. Solar-powered lights of 5 watts or less per
fixture used in residential landscaping applications and to illuminate
walkways are exempt from applicable lamp type and shielding standards and
are excluded from the total lumen calculations for the site.

3.

Temporary Exemptions. Any individual may submit a written request to
the Zoning Administrator for a temporary exemption from the requirements
of this Article. If approved, such exemption will be valid for up to 30 days,
and is renewable at the discretion of the Zoning Administrator. The request
for a temporary exemption must describe:
a.

Specific exemptions requested;

b.

Type and use of exterior light involved;
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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.

15.04.604.040 Prohibitions
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).

15.04.604.050 General Requirements
A.
Design of Fixtures. Fixtures must be appropriate to the style and scale of the
architecture. 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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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
Lighting Zone
Use Class and Lamp Type

LZ3

LZ2

LZ1

Initial output greater than or equal to 2000 lumens

F

F

F

Initial output below 2000 lumens

A

A

A

Initial output greater than or equal to 2000 lumens

F

F

F

Initial output below 2000 lumens

A

A

A

Initial output greater than or equal to 2000 lumens

F

F

X

Initial output below 2000 lumens

A

A2

F

F

F

F

F

F

F

A

A

A2

Class 1 Lighting (Color Rendition)

Class 2 Lighting (General Illumination)

Class 3 Lighting (Decorative)

Residential Lighting (all Classes)

1

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

3

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.

E.
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Total Outdoor Light Output Standards. Total non-exempt outdoor light output
shall not exceed the limits in Table 15.04.604.050.B. Lighting used for external
illumination of signs is counted, while lighting used for internal illumination of signs
is not counted.
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TABLE 15.04.604.050.B: MAXIMUM TOTAL OUTDOOR LIGHT OUTPUT
STANDARDS
Lighting Zone
Lumen Caps-Initial Lamp Lumens per Net Acre
Commercial and Industrial Zoning
Total (fully shielded & unshielded)
Unshielded only
Residential and Mixed Use Zoning
Total (fully shielded & unshielded)
Unshielded only

LZ3

LZ2

LZ1

200,000

100,000

50,000

10,000

10,000

4,000

20,000

10,000

10,000

5,000

5,000

1,000

1

2,3

Notes:
1. This refers to all land-use zoning classifications for commercial and industrial uses.
2. This refers to all residential land-use zoning classifications, including all densities and types of housing
such as single-family detached and duplexes, apartments, and mixed use development.
3. Each residential single-family detached home or duplex is allowed up to 5,500 total lumens, or the
amount indicated in this Table based on the lot’s acreage, whichever is larger. All residential spot or flood
lamps permitted are to be aimed no higher than 45 degrees above straight down (half-way between
straight down and straight to the side).

F.

1.

Outdoor light fixtures installed on poles (such as parking lot luminaires) and
light fixtures installed on the sides of buildings or other structures, when not
shielded from above by the structure itself are to be included in the total
outdoor light output by simply adding the initial lumen outputs of the lamps.

2.

Outdoor light fixtures installed under canopies, buildings (including parking
garage decks), overhangs or roof eaves where all parts of the lamp or
luminaire are located at least five feet but less than 10 feet from the nearest
edge of the canopy or overhang are to be included in the total outdoor light
output as though they produced only one-quarter (0.25) of the lamp's rated
initial lumen output.

3.

Outdoor light fixtures installed under canopies, buildings (including parking
garage decks), overhangs, or roof eaves where all parts of the lamp or
luminaire are located at least 10 feet but less than 30 feet from the nearest
edge of the canopy or overhang are to be included in the total outdoor light
output as though they produced only one-tenth (0.10) of the lamp's rated
initial lumen output.

4.

Outdoor light fixtures installed under canopies, buildings (including parking
garage decks), overhangs, or roof eaves where all parts of the lamp or
luminaire are located 30 or more feet from the nearest edge of the canopy or
overhang are not to be included in the total outdoor light output.

Multi-Class Lighting Standard. Multi-class lighting must conform to the shielding
and timing restrictions, if any, that apply to the most restrictive Class.
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15.04.604.060 Supplemental Requirements
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
Section 15.04.604.050(E).

3.

Shielding. Fully shielded lighting is required for all fields, unless another

4.

Illuminance. All lighting installations shall be designed to achieve no

5.

Off-Site Spill. The installation shall also limit off-site spill (off the site

6.

Certification. Every such lighting system design and installation shall be

type of luminaire will not cause light trespass in adjacent residential
neighborhoods.
greater than the minimal illuminance levels for the activity as recommended
by the Illuminating Engineering Society of North America (IESNA).
containing the sports facility) to the maximum extent possible consistent
with the illumination constraints of the design.
certified by a registered engineer as conforming to all applicable restrictions
of this Article.

B.
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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.

Display Lots. Lighting for display lots shall be considered Class 1 (Color
Rendition), and shall be exempt from the lumens per acre limits of Section
15.04.604.050(E)(4).

2.

Shielding. All display lot lighting shall utilize fully shielded luminaires that

3.

Illuminance. The display lot shall be designed to achieve no greater than

4.

Off-Site Spill. The display lot shall limit off-site spill (off the parcel

5.

Curfew. Display lot lighting exceeding the lumens per acre cap shall be

are installed in a fashion that maintains the fully shielded characteristics.

the minimal illuminance levels for the activity as recommended by the
Illuminating Engineering Society of North America (IESNA).
containing the display lot) to a maximum of 5 lux (0.5 fc) at any location on
any non-residential property, and 0.5 lux (0.05 fc) at any location on any
residential property, as measurable from any orientation of the measuring
device.
turned off or within thirty minutes after closing of the business. Lighting in
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the display lot after this time shall be considered Class 2 lighting, and shall
conform to all restrictions of this Article applicable for this Class, including
the lumens per acre caps.
C.

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.
1.

Service Stations. Lighting for service station canopies shall be considered
Class 2 lighting (General Illumination.)

2.

Shielding. Light fixtures mounted on canopies must be recessed so that the

3.

Total Under-Canopy Output: The total light output used for illuminating

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.

service station canopies, defined as the sum of all under-canopy initial barelamp outputs in lumens, shall not exceed 40 lumens per square foot. All
lighting mounted under the canopy, including but not limited to luminaires
mounted on the lower surface or recessed into the lower surface of the
canopy and any lighting within signage or illuminated panels over the pumps,
is to be included toward the total at full initial lumen output.
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Article 15.04.605
Sections:
15.04.605.010
15.04.605.020
15.04.605.030
15.04.605.040
15.04.605.050
15.04.605.060
15.04.605.070
15.04.605.080

Noise

Purpose
Exemptions
Noise Limits
Additional Regulations for Specific Activities
Noise Measurement
Acoustical Studies - When Required
Noise Attenuation Measures
Equipment Maintenance for Noise Control

15.04.605.010 Purpose
The purpose of this Article is to establish standards for maximum noise limits and
procedures for enforcing them to ensure that the General Plan limits on noise exposure and
land use compatibility policies are achieved and maintained.
15.04.605.020 Exemptions
This Article does not apply to:
A.

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.

B.

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

C.

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.

D.

Religious Institutions and Other Similar Organizations. Unamplified bells,
chimes, or other similar devices used by religious institutions and other houses of
religious worship.

E.

Municipal Solid Waste Collection. Collection of solid waste, vegetative waste, and
recyclable materials by the City or under contract with the City.

F.

Public Works Construction Projects, Maintenance, and Repair. Street, utility,
and similar construction projects undertaken by or under contract to or direction of
the City, or the State of California or a public utility regulated by the California
Public Utilities Commission, as well as maintenance and repair operations conducted
by such parties, including street sweeping, debris and litter removal, removal of
downed wires, restoring electrical service, repairing traffic signals, unplugging sewers,
vacuuming catch basins, repairing of damaged poles, removal of abandoned vehicles,
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repairing of water hydrants and mains, gas lines, oil lines, sewers, storm drains, roads,
and sidewalks.
G.

Utility Facilities. Facilities including without limitation 60-cycle electric power
transformers and related equipment, sewer lift stations, municipal wells, and
pumping stations.

15.04.605.030 General Standard
No person shall make, or cause to suffer, or permit to be made upon any public property,
public right-of-way or private property, any excessive noise, annoying noise, amplified sound
or vibrations that are physically annoying to reasonable persons of normal sensitivity or that
are so harsh or so prolonged or unnatural or unusual in their use, time or place as to cause or
contribute to the unnecessary and unreasonable discomfort of any persons of normal
sensitivity located at the lot line of the property from which these noises emanate or that
interfere with the peace and comfort of residents or their guests, or the operators or
customers in places of business in the vicinity, or that may detrimentally or adversely affect
such residences or places of business.
15.04.605.040 Noise Limits
A.
Designated Noise Zones. The land uses listed below are assigned to the following
noise zones:

B.

1.

Noise Zone 1: All hospitals, libraries, churches, schools and single-unit

2.

Noise Zone 2: All multi-family residential, mixed use, professional office,

3.

Noise Zone 3: All commercial uses, excluding professional office and

4.

Noise Zone 4: All industrial uses.

residential uses.

and public institutional properties.
mixed use development

Exterior and Interior Noise Standards.
1.

The noise standards established in Table 15.04.605.030, unless otherwise
specifically indicated, shall apply to all land within a designated noise zone.

TABLE 15.04.605.030: NOISE STANDARDS DB(A) – NOISE LEVELS FOR A TIME PERIOD
NOT EXCEEDING (MINUTES/HOUR)
Minutes/Hour
1

Noise Zone

Time Period

30

15

5

1

0 (anytime)

Exterior

7:00 a.m.—10:00 p.m.

55

60

65

70

75

1

70

Interior
2

Exterior

10:00 p.m.—7:00 a.m.

50

55

60

65

7:00 a.m.—10:00 p.m.

—

—

55

60

65

10:00 p.m.—7:00 a.m.

—

—

45

50

55

Any time

55

60

65

70

75
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TABLE 15.04.605.030: NOISE STANDARDS DB(A) – NOISE LEVELS FOR A TIME PERIOD
NOT EXCEEDING (MINUTES/HOUR)
Minutes/Hour

3
4

Noise Zone

Time Period

30

15

5

1

0 (anytime)

Interior

Any time

—

—

55

60

65

Exterior

Any time

60

65

70

75

80

Interior

Any time

—

—

55

60

65

Exterior

Any time

70

75

80

85

90

Interior

Any time

—

—

55

60

65

1 This standard does not apply to private balconies of multi-family residences. Multi-family developments with
balconies that do not meet the 65 CNEL are required to provide occupancy disclosure notices to all future tenants
regarding potential noise impacts.

2.

It shall be unlawful for any person at any location within the City to create
any noise or to allow the creation of any noise on property owned, leased,
occupied or otherwise controlled by such person which causes the noise level
when measured on any property within designated noise zones to exceed the
applicable noise standard.

3.

Each of the noise standards specified in the table shall be reduced by five
dB(A) for impact, or predominant tone noise or for noises consisting of
speech or music.

4.

In the event that the noise source and the affected property are within
different noise zones, the noise standards of the affected property shall apply.

5.

These noise standards may justify denial of an application and/or imposition
of conditions of approval to minimize or eliminate incompatibilities.
Proposals for new development that would cause a specified standard to be
exceeded may only be approved if the project would provide a substantial
benefit to the City.

6.

The noise exposure limits specified in Table 15.04.605.030 do not apply to
noise generated by automobile traffic or other mobile noise sources in the
public right-of-way.

15.04.605.050 Additional Regulations for Specific Activities
A.
General construction noise shall be limited to weekdays from 7:00 a.m. to 6:00 p.m.
Pile driving and similar loud activities shall be limited to weekdays from 8:00 a.m. to
5:00 p.m. General construction noise on projects repairing, renovating, or adding to
residential structures with one to five dwelling units shall be limited to the hours of
7:00 a.m. to 8:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on
Saturdays, Sundays and federal holidays. Pre-construction activities, including loading
and unloading, cleaning of mechanical toilets, deliveries, truck idling, backup beeps,
yelling, and radios also are limited to these construction noise hours.
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1.

No noise-producing construction activities shall be permitted outside of
these hours or on Sundays and federal holidays unless a temporary waiver is
granted by the Building Official or his or her authorized representative.

2.

More restrictive construction noise hours may be established as a conditional
of approval of an Administrative Use Permit or a Conditional Use Permit
when appropriate, given the surrounding neighborhood, the type of noise, or
other unique factors.

3.

Trucks, vehicles, and equipment that are making or are involved with
material deliveries, loading, or transfer of materials, equipment service,
maintenance of any devices or appurtenances for or within any construction
project in the City shall not be operated or driven on City streets outside of
these hours or on Sundays and federal holidays unless a temporary waiver is
granted by the Building Official.

4.

Any waiver granted shall take the potential noise impacts upon the
surrounding neighborhood and the larger community into consideration.

5.

No construction or agricultural activity shall be permitted outside of these
hours that creates construction noise, except in emergencies, including
maintenance work on the City rights-of-way that might be required.

B.

Deliveries to or pickups from any commercial use sharing a lot line with any
residential use may occur between 7:00 a.m. and 10:00 p.m. daily. No deliveries to or
pickups from any such use shall occur outside of these hours unless specifically
authorized by a Conditional Use Permit.

C.

Maintenance of real property operations may exceed the noise standards between
7:00 a.m. and 7:00 p.m. on any day except Sundays and between 9:00 a.m. and 6:00
p.m. on Sundays or a federal holiday.

D.

The use of leaf blowers shall be regulated as follows:
1.

Definition of Leaf Blower. Leaf blowers are defined as portable power

2.

Limitations on Use.

equipment that is powered by fuel or electricity and used in any landscape
maintenance, construction, property repair, or property maintenance for the
purpose of blowing, dispersing or redistributing dust, dirt, leaves, grass
clippings, cuttings and trimmings from trees and shrubs or other debris.
a.

All leaf blowers shall be equipped with a permanently installed limiter
that restricts the individual equipment motor performance to half
throttle speed or less, and will produce not more than 70 decibels
dB(A) measured at the midpoint of a wall area 20 feet long and 10
feet high and at a horizontal distance 50 feet away from the midpoint
of the wall, or not more than 76 dB(A) at a horizontal distance of 25
feet using a sound level meter set at level A.
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b.

The use of leaf blowers is prohibited except between the hours of
8:00 a.m. and 5:00 p.m. Monday through Friday and between 9:00
a.m. and 5:00 p.m. on Saturday.

c.

Leaf blower operations shall not cause dirt, dust, debris, leaves, grass
clippings, cuttings or trimmings from trees or shrubs to be blown or
deposited on any adjacent or other parcel of land, lot, or public rightof-way/property other than the parcel, land, or lot upon which the
leaf blower is being operated. Deposits of dirt, dust, leaves, grass
clippings, debris, cuttings or trimmings from trees or shrubs shall be
removed and disposed of in a sanitary manner which will prevent
disbursement by wind, vandalism or similar means within six hours
of deposit by the user or property occupant.

d.

Leaf blowers shall not be operated within a horizontal distance of 10
feet of any operable window, door, or mechanical air intake opening
or duct.

e.

No person using leaf blowers shall exceed noise limitations set by this
Article.

15.04.605.060 Noise Measurement
Noise shall be measured with a sound level meter that meets the standards of the American
National Standards Institute. Noise levels shall be measured in decibels (dBA) on a sound
level meter using the A-weighted filter network. A calibration check of the instrument shall
be made at the time any noise measurement is made. Excluded from these standards are
occasional sounds generated by the movement of railroad equipment or warning devices.
15.04.605.070 Acoustical Studies - When Required
A.
The Zoning Administrator shall require an acoustical study, to be paid for by the
applicant, that includes field measurement of noise levels for any proposed project
that would locate a noise source with the potential to increase noise levels to levels
exceeding limits in Table 15.04.605.030 or locate a noise sensitive land use near an
existing known or potentially known intrusive noise source, such as a railroad
crossing, freeway, or industrial facility. Acoustical studies must identify noise sources
and magnitudes, describe existing and future noise exposure, and propose mitigation
measures for any on-site generated noise in order to ensure that the noise exposure
limits in Table 15.04.605.030 are not exceeded.
B.
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Acoustical studies for new residential development and other noise sensitive uses
near railroad crossings or other sources of brief loud noise must include an analysis
of both 24-hour average noise and maximum instantaneous noise on interior noise
levels and any effects on sleep disturbance and other essential human functions. The
study shall also evaluate the effectiveness of potential mitigation measures, including
noise-abating materials, technology and construction standards to minimize noise
from these sources.
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15.04.605.080 Noise Attenuation Measures
Any project subject to the acoustic study requirements of Section 15.04.605.060 may be
required as a condition of approval to incorporate noise attenuation measures deemed
necessary to ensure that noise standards are not exceeded.
A.

New noise-sensitive uses must incorporate noise-attenuation measures to achieve
and maintain an interior noise level of 45 dBA.

B.

Noise-attenuation measures identified in an acoustical study must be incorporated
into the project to reduce noise at the lot line and on the site of noise sensitive use to
acceptable levels, conforming to the noise exposure limits in Table 15.04.605.030.

C.

The preferred noise attenuation measures are those based on site planning and
building orientation along with state-of-the-art noise-abating materials, technology
and construction standards to minimize noise. The use of noise barriers for
attenuation will be considered only after all feasible design-related noise measures
have been incorporated into the project. Where noise barriers are used, they must
provide at least a 5-dBA-CNEL noise reduction.

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

Article 15.04.606

Nonconforming Uses, Structures, and
Lots

See Module 1.
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Article 15.04.607
Sections:
15.04.607.010
15.04.607.020
15.04.607.030
15.04.607.040
15.04.607.050
15.04.607.060
15.04.607.070
15.04.607.080
15.04.607.090

Parking and Loading Standards

Purpose
Applicability
General Regulations and Standards
Calculation of Parking Requirement
Shared Parking
Design Standards for Parking Lots and Structures
Alternative Compliance with Parking Requirements
Bicycle Parking
Loading Spaces

15.04.607.010 Purpose
The purposes of the off-street parking and loading regulations are to:
A.

Ensure that off-street parking and loading facilities are provided for new uses and
major alterations to existing uses;

B.

Avoid or minimize negative impacts associated with spillover parking into adjacent
neighborhoods;

C.

Minimize the negative environmental and urban design impacts that can result from
parking lots, driveways, and drive aisles within parking lots;

D.

Address the needs of people traveling by bicycle or on foot by promoting
development of active land uses and activities in place of surface parking lots, and
where parking is to be provided, promoting parking lot designs that offer safe,
attractive, and direct pedestrian routes and secure bicycle parking.

E.

Support bicycling and address the circulation, access, and security needs of people
traveling by bicycle by requiring short-term and long-term bicycle parking and
storage, and requiring parking lot designs that offer safe bicycle access routes;

F.

Establish standards and regulations for safe and well-designed parking, loading, and
vehicle circulation areas that minimize conflicts between pedestrian and vehicles
within parking lots and, where appropriate, create buffers from surrounding land
uses;

G.

Offer flexible means of minimizing the amount of land area devoted to parking of
automobiles by (1) allowing reductions in the number of required parking spaces in
the most transit accessible areas, areas with a diverse mix of land uses with offsetting periods of peak parking demand, for shared parking facilities, and for other
situations expected to have lower vehicle parking demand; and (2) establishing limits
on the number of private off-street parking spaces that can be provided in
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association with certain land uses and in certain locations, with allowance for
provision of additional parking spaces above these established maximums provided
that such spaces are shared and publicly accessible.
H.

Reduce urban stormwater run-off and heat island effect.

15.04.607.020 Applicability
A.
New Development. Unless otherwise specified, the parking and loading
requirements of this Article apply to all new buildings and to all new conditionally
permitted uses in existing buildings.
B.

C.

Reconstruction, Expansion and Change in Use of Existing Non-Residential
Buildings.
1.

Changes in use, expansions of a use, or expansions of floor area that create
an increase of more than three required parking spaces or more than 10
percent of required spaces, whichever is greater, shall provide on-site
automobile parking, bicycle parking, and loading space according to the
provisions of this Article. A building shall be granted no more than one
expansion with no required increase in parking under this provision.

2.

Existing parking shall be maintained, and additional parking shall be required
only for such addition, enlargement, or change in use and not for the entire
building or site. If the number of existing parking spaces is greater than the
requirements for such use, the number of spaces in excess of the prescribed
minimum may be counted toward meeting the parking requirements for the
addition, enlargement, or change in use.

3.

A change of use shall provide the difference between the required parking
ratio of the proposed use and one parking space per 300 square feet.

4.

A change in occupancy is not considered a change in use unless the new
occupant is in a different use classification (use type) than the former
occupant.

Reconstruction, Expansion and Change in Use of Existing Residential
Buildings.
1.

For any new commercial, cultural, medical office, or health use of an existing
residential building or structure, parking spaces in the number specified in
Section 15.04.607.040 (Calculation of Parking Requirements) shall be
provided for the entire site.

2.

For any new residential or educational use of an existing residential building
or structure such that the new residential or educational use will require a
greater number of parking spaces as compared to the previous use, parking
spaces in the number specified in Section 15.04.607.040 (Calculation of
Parking Requirements) shall be provided for the new use.
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D.

Alterations that Increase the Number of Dwelling Units. The creation of
additional dwelling units through the alteration of an existing building or
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 onequarter 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 reestablished 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.

70

2.

BART

Within one-half mile of the Richmond
BART/Intermodal Terminal, and the El Cerrito Del Norte BART Station
measured from the station platform, 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

Station

Area.

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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15.04.607.030 General Regulations and Standards
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 nonoccupants, 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.
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

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.

D.

Disabled Parking. Parking spaces intended for the exclusive of and provision of
access for disabled persons shall be provided as required by the City’s building
regulations. Such spaces will be counted towards the parking requirements of this
Article.

E.

Nonconforming Parking Facilities. Existing land uses with off-street parking and
loading facilities that do not conform to the requirements of this Article may be
enlarged or expanded; provided, that additional parking and loading facilities shall be
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added so that the enlarged or expanded portion of the building conforms to the
requirements of this Article, subject to the applicable provisions for nonconforming
uses and structures in Article 15.04.606.
F.

Unbundled Parking. The following rules shall apply to the sale or rental of parking
spaces in new Multi-Unit Residential buildings with ten or more units:
1.

All off-street parking spaces shall be leased or sold separately from the rental
or purchase fees for dwelling units for the life of the dwelling units, such that
potential renters or buyers have the option of renting or buying a residential
unit at a price lower than would be the case if there were a single price for
both the residential unit and the parking space(s).

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.

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.
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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.
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2.
H.

Uncovered off-street parking may be located in the rear half of the lot when
more than 25 feet from a side street.

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.
1.

Large Parking Lots. New or expanded surface parking lots of more than

2.

Medium Parking Lots. New or expanded surface parking lots of greater

two acres are prohibited, except in shopping centers and in industrial zoning
districts. If on-site parking for more than 250 spaces is needed, such parking
facilities shall be provided within buildings or parking structures or in
separate lots that are each less than two acres in size, or shall be otherwise
covered by a structure that serves a non-parking function, such as solar
panels, recreational facilities, roof deck, or green roof.

than one-acre but not more than two acres may be allowed with a
Conditional Use Permit. To grant such a Conditional Use Permit, the
following findings must be made in addition to the findings required by
Article 15.04.806:
a.

That the applicant has convincingly demonstrated that it is infeasible
to provide the parking within a building or parking structure, or to
otherwise cover it;

b.

That the applicant has convincingly demonstrated that every
reasonable effort has been made to minimize the size of the parking
lot; and

c.

That the parking spaces comply with the requirements of this Article
including the design standards of Section 15.04.607.060.

3.

Small Parking Lots. New or expanded surface parking lots of no more

4.

Pedestrian Circulation. Parking lots containing 50 or more spaces shall

than one acre are permitted subject to the requirements of this Article
including the design standards of Section 15.04.607.060.

have walkways separated from motor vehicle maneuvering aisles and
driveways connecting the principal building or buildings served by the lot to
the farthest point of the lot from the main pedestrian entrance of such
building or buildings.
a.

Materials and Width. Walkways shall provide at least four feet of
unobstructed width and be hard-surfaced.

b.

Identification. Pedestrian walkways shall be clearly differentiated from
driveways, parking aisles, and parking and loading spaces through the
use of elevation changes, curb separation, different paving material,
or similar method.
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c.

Separation. Where a pedestrian walkway is parallel and adjacent to an
auto travel lane, it must be raised and separated from the travel lane
by a raised curb at least six inches high, bollards, or other physical
barrier.

15.04.607.040 Calculation of Parking Requirement
The minimum number of parking spaces required and the maximum number of parking
spaces allowed shall be based on the estimated peak period parking demand by use type as
listed in Table 15.04.607.040. The following rules apply when calculating the estimated peak
period parking demand:
A.

Multiple Uses. When two or more principal uses are located on the same lot, the
estimated peak period parking demand shall be the sum of the estimated demand of
the various individual uses during the period of peak combined demand for all uses,
as determined through a parking study prepared by an independent transportation
planning or engineering firm and based on the latest edition of the Urban Land
Institute’s Shared Parking methodology, a comparable shared parking model, and/or
local data sources.

B.

Area-Based Estimates. All area-based estimated peak period parking demands shall
be computed on the basis of gross floor area, excluding parking and loading areas.

C.

Exclusion of First 2,000 Square Feet. For all nonresidential uses in Mixed Use
Zones with area-based estimated peak period parking demands, the first 2,000 square
feet shall be subtracted from the gross square footage of the use when calculating the
estimated parking demand. When there are multiple principal uses on the same lot
with separate estimated parking demands, pursuant to subsection (A) of this section,
the first 2,000 square feet shall be subtracted from each such use, meaning that any
use in a Mixed Use Zone that occupies 2,000 square feet or less is not required to
provide off-street parking.

D.

Parking Credit for Reuse of Historically Significant Structures. Projects that
convert a historically significant structure designated by the City Council that has a
legal nonconforming parking deficiency to a different use shall receive a credit equal
to the number of required automobile parking spaces unmet by the previous use.

E.

Motorcycle Parking. There shall be a credit of one automobile parking space for
every four motorcycle parking spaces provided, not to exceed five percent of the
total number of automobile parking spaces required. Motorcycle parking spaces shall
be no less than four feet wide by eight feet long with an aisle width of no less than
10 feet and shall be clearly marked.

F.

If Estimated Parking Demand is “TBD - To Be Determined.”
1.
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If Table 15.04.607.040 indicates that the estimated parking demand is to be
determined (“TBD”), the estimated parking demand shall be determined
based on the characteristics of the specific use in question and other similar
uses. Where no Planning Commission approval is required, the Zoning
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Administrator shall determine the estimated parking demand; the Zoning
Administrator’s determination may be appealed to the Planning Commission
in accordance with the appeal procedures in Article 15.04.803. Where
Planning Commission approval is required, the Commission shall determine
the estimated parking demand based on a recommendation from the Zoning
Administrator.
2.

If the proposed use is not listed in Table 15.04.607.040, the estimated
parking demand may be determined pursuant to subsection (F)(1) of this
section.

G.

Minimum Parking Requirements. Except as otherwise provided in this section,
no less than the minimum number of parking spaces, as required by this subsection,
shall be provided for each use or site. The minimum number of parking spaces
required shall be 33 percent less than the estimated parking demand as indicated in
Table 15.04.607.040.

H.

Maximum Private Parking Requirements. Except as otherwise provided in this
section, no more than the maximum number of private, off-street parking spaces, as
specified in this subsection, shall be provided for each use or site. The maximum
number of private parking spaces allowed shall equal to the estimated peak period
parking demand as indicated in Table 15.04.607.040.
1.

I.

Excess Parking To Be Shared. Off-street parking spaces may be
provided in excess of the maximum number of spaces specified in this
subsection (equal to the estimated peak period parking demand as indicated
in Table 15.04.607.040), provided that all such excess spaces are designed
and operated to be shared and publicly accessible parking spaces available for
public use at any time. Property owners may charge an hourly, daily, or
monthly fee for use of any such public access parking provided in excess of
the maximum off-street parking limits of this subsection.

Parking Spaces Below the Minimum or Above the Maximum. Parking spaces
less than the required minimum or more than the allowed maximum may be
provided upon the granting of a Conditional Use Permit as set forth below.
1.

Parking Spaces Less Than the Minimum. To grant a Conditional Use

Permit to provide less than the minimum number of parking spaces required
by subsection (G) of this section, including elimination of all parking spaces,
the following findings must be made in addition to the findings otherwise
required by Article 15.04.806:
a.

That adequate measures will be put in place to reduce parking
demand, such as promoting use of public transit, bicycling, and
walking, and allowing modified working hours and telecommuting;
and
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b.

2.

That the reduction or elimination of the required parking spaces will
not substantially reduce the availability of on-street parking for the
occupants of nearby commercial and, or residential buildings.

Parking Spaces More Than the Maximum. To grant a Conditional

Use Permit to provide more than the maximum number of private parking
spaces allowed by subsection (G) of this section, the following findings must
be made in addition to the findings required by Article 15.04.806:
a.

That the applicant has convincingly demonstrated that the additional
parking is required to meet the anticipated parking demand of the
proposed uses; and

b.

That the provision of the additional parking will not result in an
overdependence on automobiles and will not adversely affect transit,
bicycle, or pedestrian access to the site or other adjacent uses.

TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE
Number
of Spaces

Use Type

Per

Residential Use Types
Single Unit
Duplexes or 2 or more attached units
Junior accessory dwelling unit

2

dwelling unit

1.5

dwelling unit

none
2

Multi-Unit Dwelling except senior and long term care3
One bedroom

1

dwelling unit

Two bedroom

1.5

dwelling unit

2

dwelling unit

Efficiency Unit

0.5

dwelling unit

Guest parking for developments with five
or more dwelling units

0.2

dwelling unit

Resident parking

0.5

dwelling unit plus 1 per employee

Guest parking for developments with five
or more dwelling units

0.2

dwelling unit

Domestic Violence Shelter

0.25

bed

Elderly and Long Term Care

TBD

Three or more bedrooms

Senior2 housing

Group Residential
Small (6 or fewer persons)

none

Large

0.25

Mobile Home Park
Planned Residential Group
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1
TBD

bed
mobile home
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TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE
Use Type

Number
of Spaces

Per

Residential Facility
Limited

none

General, Senior

0.25

bed

Supportive Housing

0.25

bed

Transitional Housing

0.25

bed

Commercial and Institutional Use Types
Adult Businesses
Retail

3

1,000 gross square feet

Performance

5

1,000 gross square feet

Animal Sales and Services
Clinic/Hospital

TBD1

Grooming

TBD1

Retail Sales (Pet Stores); Veterinary
Services

3

1,000 gross square feet

Rentals

1

rental vehicle to be stored on-site

Sales and Leasing

1

1,000 gross square feet

Repair and Service

1

service bay

Auto/Vehicle Sales and Services

Service station

1.2

fueling station

Banks and Financial Institutions

3

1,000 gross square feet

Business Services

3

1,000 gross square feet

Commercial Entertainment and Recreation
Cinema

0.25

seat

1

Large-scale and Small-scale

TBD

Theatre

0.33

seat

Eating and Drinking Establishments
Bars/Nightclubs/Lounges

8

1,000 gross square feet

Restaurants, Full Service

5

1,000 gross square feet

Drive-in, fast food, take-out

7

Mobile Food Vendors
Finance, Insurance and Real Estate Services
Food and Beverage Sales

TBD1
2.5

1,000 gross square feet

3

1,000 gross square feet

Funeral Homes, Mortuaries and Mausoleums

77

Richmond Zoning and Subdivision Regulations Update

TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE
Use Type

Number
of Spaces

Per

With fixed seats

0.2

seat4

Without fixed seats

10

1,000 gross square feet of indoor
assembly area

Instructional Services

0.2

student

Live-Work

1.0

dwelling unit

Maintenance and Repair

2

1,000 gross square feet

2.5

1,000 gross square feet

Medical and Dental

2.25

1,000 gross square feet

General

2.0

1,000 gross square feet

Walk-in Clientele

2.25

1,000 gross square feet

2.0

1,000 gross square feet

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

Media Production
Offices, Business and Professional

Personal Services
General Personal Services; Massage; Tattoo
Health/Fitness Facility

Transitional Lodging
Bed and Breakfast
Hotel and Motel
Schools

0.5
TBD
0.5

room

1.0

classroom

0.5

maximum school population on site
at any one time, including students,
teachers, and staff

Institutional and Community Facilities
Colleges and Trade Schools

Community Assembly
Small

none

Large
-With fixed seats

0.2

-Without fixed seats

10

Community Garden
Cultural Facility
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1,000 gross square feet of indoor
assembly area

TBD
1

1,000 gross square feet

Series 600: General Standards

TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE
Use Type
Day Care Centers

Number
of Spaces
3

Per
1,000 gross square feet

1

Emergency Shelters

TBD

Hospitals and Clinics

3

1,000 gross square feet

Clinic

5

1,000 gross square feet

Hospital

3

bed

Schools
Social Service Center

0.2

student

3

1,000 gross square feet

0.75

1,000 gross square feet

Artist’s Studio

1

1,000 gross square feet

Commercial Kitchens

1

1,000 gross square feet

Limited Industrial

1

1,000 gross square feet

0.75

1,000 gross square feet

1

1,000 gross square feet

Industrial Use Types
Artisans/Small-scale Manufacturing

Industrial
Limited, Light
General
Water-related
Recycling Facilities – All
Research and Development
Salvage and Wrecking

0.5
TBD

1,000 gross square feet
1

1.5
TBD

1,000 gross square feet
1

Storage and Distribution
Indoor
Outdoor
Warehousing, Wholesaling, Storage and
Distribution
Mini-Storage

0.5
TBD

1,000 gross square feet
1

0.5

1,000 gross square feet

0.15

1,000 gross square feet

Agricultural Use Types
Indoor and Outdoor Agriculture

TBD1

Communication, Transportation, and Utilities Use Types
Communications Facilities
Transmission Towers
Equipment within Buildings

none
0.5

maximum number of employees on
site at any one time

0.5

maximum number of employees on

Transportation and Delivery Services
Freight/Truck Terminal and Warehouse

79

Richmond Zoning and Subdivision Regulations Update

TABLE 15.04.607.040: ESTIMATED PARKING DEMAND BY USE TYPE
Use Type

Number
of Spaces

Per
site at any one time

Light Fleet-Based Services
plus
Utility Services

1
0.5

maximum number of fleet vehicles on
site at any one time
maximum number of employees on
site at any one time

TBD1

Notes:
1. TBD = To be determined.
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.

15.04.607.050 Shared Parking
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.
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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 24hour 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 15.04.607.050 for an example.
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TABLE 15.04.607.050: EXAMPLE OF SHARED PARKING CALCULATION
Use
Size
Estimated
Parking Demand

Office

Retail
100,000 gross
square feet

240
spaces

TOTAL without
shared parking

Hotel

20,000 gross square
feet
60
spaces

150 rooms
75
spaces

375

Percent of
Peak
Period

Parking
Demand

Percent of
Peak
Period

Parking
Demand

Percent
of Peak
Period

Parking
Demand

TOTAL with
shared parking

12:00 – 4:00 a.m.

--

--

--

--

--

--

--

5:00 a.m.

--

--

--

--

--

--

--

6:00 a.m.

--

--

--

--

100%

75

75

7:00 a.m.

19%

46

5%

3

96%

72

121

8:00 a.m.

64%

154

18%

11

90%

68

233

9:00 a.m.

91%

218

38%

23

87%

65

306

10:00 a.m.

99%

238

68%

41

82%

62

341

11:00 a.m.

99%

238

91%

55

77%

58

351

12:00 p.m.

98%

235

100%

60

77%

58

353

1:00 p.m.

96%

230

97%

58

75%

56

344

2:00 p.m.

100%

240

95%

57

73%

55

352

3:00 p.m.

96%

230

88%

53

70%

53

336

4:00 p.m.

90%

216

78%

47

71%

53

316

5:00 p.m.

58%

139

62%

37

70%

53

229

6:00 p.m.

--

--

64%

38

74%

56

94

7:00 p.m.

--

--

77%

46

75%

56

102

8:00 p.m.

--

--

70%

42

79%

59

101

9:00 p.m.

--

--

42%

25

85%

64

89

10:00 p.m.

--

--

--

--

87%

65

65

11:00 p.m.

--

--

--

--

97%

73
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Hour Beginning

15.04.607.060 Design Standards for Parking Lots and Structures
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.
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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.
1.

Regulatory and Calculated Dimensions. Stall width, stall length, and

2.

Stall Width and Length. As indicated in Table 15.04.607.060, the required

3.

aisle width, as shown in Table 15.04.607.060, are regulatory. Other
dimensions shown in Table 15.04.607.060 are calculated from these required
dimensions, and are provided for convenience.

minimum stall width and length for various parking angles are as set forth
below. Compact spaces with an eight-foot width and 16-foot length are
permitted for up to 25 percent of the required spaces.
a.

Width. For parking angles of more than 30 degrees the required
minimum stall width is eight feet six inches. For parking angles of 30
degrees or less, the required minimum stall width is eight feet.

b.

Length. For all parking angles other than parallel parking, the required
minimum stall length is 18 feet. For parallel parking, the required
minimum stall length is 20 feet.

Aisle Width for Parking Angles Not Shown. For parking angles not

shown in Table 15.04.607.060, the required aisle width shall be interpolated
from the values in the table. For example, for a parking angle of 70 degrees,
which is two-thirds of the increment between 60 degrees and 75 degrees, the
required one-way aisle width is 18 feet eight inches, which is two-thirds of
the increment between the required aisle widths for 60 degree parking and 75
degree parking, 16 feet and 20 feet respectively.
4.

Alternate Maneuvering Aisle and Parking Space Widths. For

5.

Two-Way Modules. Table 15.04.607.060 provides the dimensions for

6.

Overhang. Parking stall lengths, except for parallel spaces, may be reduced

parking angles equal to or greater than 45 degrees and less than 90 degrees,
one-way aisle width may be decreased by three inches for each one-inch
increase in stall width, up to a maximum stall width of nine feet two inches.
For 90 degree parking, one-way and two-way aisle width may be decreased by
three inches for each one-inch increase in stall width, up to a maximum stall
width of nine feet two inches and a minimum aisle width of twenty-two feet.
parking modules with one-way traffic. For parking modules with two-way
traffic, add the difference in width between a two-way aisle and a one-way
aisle. For example, for a two-way module with a parking angle of 45-degrees,
add eight feet, which is the difference between a two-way aisle (20 feet) and a
one-way aisle (12 feet).
by two feet where the parking stall is designed to abut a landscaped area a
minimum of five feet wide, such that the front of the vehicle can overhang
the landscaped area.
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7.

Spaces Abutting Walls or Posts. For each side of a parking space

abutting a wall or post, an additional foot of width shall be required.
FIGURE 15.04.607.060: PARKING LAYOUT

TABLE 15.04.607.060: PARKING DIMENSIONS
Regulatory

Calculated for Reference

Aisle Width
Stall
Width

Stall
Length

OneWay

TwoWay

Stall
Width
Parallel
to Aisle

Parallel

8'-0"

20'-0"

12'-0"

20'-0"

--

30°

8'-0"

18'-0"

12'-0"

20'-0"

45°

8'-6"

18'-0"

12'-0"

60°

8'-6"

18'-0"

75°

8'-6"

90°

8'-6"

Parking
Angle

Stall Depth

Module (one-way)

At Wall

NonInterlocking

Interlocking

Half
Interlocking1

--

--

28'-0"

--

--

16'-0"

12'-6"

15'-11"

43'-10"

36'-11"

40'-5"

20'-0"

12'-0"

15'-9"

18'-9"

49'-6"

43'-6"

46'-6"

16'-0"

20'-0"

9'-10"

17'-9"

19'-10"

55'-8"

51'-5"

53'-7"

18'-0"

20'-0"

20'-0"

8'-10"

18'-6"

19'-7"

59'-2"

57'-0"

58'-1"

18'-0"

24'-0"

24'-0"

8'-6"

18'-0"

18'-0"

60'-0"

--

--

Interlocking

Notes:
1 One side is interlocking and the other side is non-interlocking, similar to the parking layout illustrated in Figure
15.04.607.060.
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B.

C.
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Parking for Disabled Person Permit-holders and Special Parking Standards.
1.

Disabled person permit parking spaces and special provisions for access by
Disabled Person permitted vehicles from public right-of-way across
intervening spaces and into nearby structures shall be provided.

2.

The off-street parking of operable recreational vehicles, boats and trailers in
residential districts shall be allowed as follows:
a.

No recreational vehicle, boat or trailer that exceeds 2.5 tons in dry
weight, 36 feet in length or 14 feet in height, not including rooftop
equipment, shall be parked, stored or loaded in a Residential zoning
district.

b.

Permitted recreational vehicles may be parked, stored or loaded on an
approved parking space, in any location in which passenger vehicles
may be parked, stored or loaded, as long as it does not block the
sidewalk and/or driveway. Further, recreational vehicles may be
parked, stored or loaded in other location as indicated below,
provided that no other location on the site ordinarily available for
vehicle parking can accommodate the recreational vehicle because
access to those locations is blocked by a permanent building element
such as a structural wall, an eave or a roof. These locations are:
i.

In areas blocking access to required parking spaces, provided
that the spaces being blocked are for a single-family dwelling
only and the owner of the recreational vehicle resides in that
dwelling; and

ii.

In the side yard setback area, provided that:
(1)

The recreational vehicle is located as far as physically
feasible from the side lot line, consistent with
requirements for light and ventilation into adjoining
rooms.

(2)

The recreational vehicle is located as far to the rear of
the lot as is physically consistent with maintaining
access to the garage.

Location of Parking Areas. Excerpt as provided for off-site parking, required
parking spaces must be located on the same lot as the use to be served by the
parking. Additionally, parking areas shall be located in accordance with the following
standards:
1.

No vehicle shall be required to cross a loading space or another parking
space in order to gain access to a required parking space, except for any
tandem parking permitted.

2.

No off-street parking shall be located in required front or street side yards.

Series 600: General Standards

3.

D.

a.

That there is no other feasible way to provide the required parking;

b.

That all applicable provisions of the design standards have been met;

c.

That the applicable landscaping and screening requirements have
been met; and

d.

Thou on-street parking availability is limited, such that
accommodation of all auto access and vehicle parking demand onstreet is impractical.

Driveways and Access.
1.

2.

E.

No off-street parking spaces shall be located between the front lot line and
the front wall of a building or its projection across the lot, except upon the
granting of an administrative use permit. To grant such a use permit, the
Zoning Administrator must make the following findings in addition to the
findings otherwise required:

Driveway Width.

a.

Parking facilities containing fewer than 15 required parking spaces
shall have only a single driveway of no less than nine feet and no
more than 10 feet in width.

b.

Parking facilities containing 15 or more required parking spaces may
have one lane driveways of no less than nine feet and no more than
10 feet in width, and two-lane driveways of no less than 18 feet and
no more than 20 feet in width.

Vehicle Flow.

a.

Except for those serving four or fewer residential units, all parking
areas shall be designed so that a motor vehicle leaving the parking
area will enter the public right-of-way traveling in a forward direction.

b.

Parking areas shall be designed so that a vehicle will not have to enter
a public right-of-way to move from one location to another within
the parking area.

Surface. All outdoor parking spaces, driveways, and maneuvering areas shall be
designed, built and permanently maintained to avoid dust, mud and standing water
and to maximize permeability. These surfaces may include pervious pavements,
sand-set pavers, supported turf systems, and vegetation. A combination of surfaces
may be used; for example, two track driveways of concrete strips with pervious areas
between the strips and on the edges.
1.

Cross-grades. Cross-grades shall be designed for slower stormwater flow

2.

Landscaping Alternative. Up to two feet of the front of a parking space

and to direct stormwater toward landscaping, bio-retention areas, or other
water collection/treatment areas.

as measured from a line parallel to the direction of the bumper of a vehicle
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using the space may be landscaped with ground cover plants instead of
paving.
3.

Permeable Paving. Permeable paving shall be used in all overflow parking

4.

Turf Grids/Grassy Pavers. Turf grids/grassy pavers shall be installed in

areas and installed in accordance with manufacturer recommended
specifications.
areas of low traffic or infrequent use wherever feasible.

F.

Striping and Marking. In all parking facilities with four or more spaces, each
parking space shall be clearly striped with paint or similar distinguishable material,
except that the Zoning Administrator may approve alternate means of marking
spaces.

G.

Perimeter Curbing. A six-inch wide and six-inch high concrete curb shall be
provided along the outer edge of the parking facility pavement, except where said
pavement abuts a fence or wall. Curbs separating landscaped areas from parking
areas shall be designed to allow stormwater runoff to pass through.

H.

Separation from On-Site Buildings. Parking areas must be separated from the
front and side exterior walls of on-site buildings by walkways a minimum of four feet
in width. Commercial buildings with 25,000 square feet or more of gross floor area
must be separated from on-site parking on all sides by a walkway a minimum of five
feet in width, as well as a planter area at least three feet in width. These requirements
do not apply to parking areas containing five or fewer spaces.

I.

Heat Island Reduction. A heat island is the increase in ambient temperature that
occurs over large paved areas compared to natural landscape. In order to reduce
ambient surface temperatures in parking areas, at least 50 percent of the areas not
landscaped shall be shaded, of light colored materials with a Solar Reflectance Index
of at least 29, or a combination of shading and light colored materials.
1.

Shade may be provided by canopies, shade structures, trees, or other
equivalent mechanism. If shade is provided by trees, the amount of required
shading is to be reached within 15 years.

2.

Trees shall be selected from a list maintained by the Parks Division.

J.

Vertical Clearance. All covered parking shall have a minimum vertical clearance of
seven feet six inches except for spaces in parking lifts; the minimum vertical
clearance for disabled parking shall be as required by the Building Code.

K.

Slope. The maximum slope of parking facilities shall be as set forth below unless the
Zoning Administrator approves a greater slope based upon the advice of a
California-registered civil engineer or other qualified professional.
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1.

Parking Spaces. All parking spaces and abutting access aisles shall have a

2.

Driveways and Ramps. The maximum slope of any driveway or ramp

maximum slope of five percent measured in any direction.

shall be 20 percent. If the slope of such driveway or ramp exceeds 10
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percent, transitions shall be provided at each end not less than eight feet in
length and having a slope equal to one-half the driveway or ramp slope.
L.

Tandem Parking. Required parking may be arranged as tandem spaces; provided,
that pairs of spaces in tandem are assigned to the same residential unit or to
employees of the same nonresidential establishment, or that a full-time parking
attendant supervises the parking arrangements during periods of peak demand for
the uses served. The required stall width, stall length, and aisle width shall apply to
tandem spaces, except that the stall length shall be doubled for each pair of tandem
spaces.

M.

Parking Lifts. Required parking may be provided in parking lifts; provided, that if it
is necessary to remove one vehicle from the lift to access another vehicle, the
parking shall be subject to the provisions applicable to tandem parking. Parking lifts
allowing each vehicle to be independently accessed have no such restrictions. The
dimensional standards for 90-degree parking shall apply to parking lifts, including the
requirement for an aisle of 24 feet. Exterior parking lifts shall be screened from
public view.

N.

Landscaping and Screening. Landscaping of parking areas shall be provided and
maintained according to the general standards of Article 15.04.613, Water-Efficient
Landscaping, as well as the standards of this subsection for all uses except SingleUnit Dwellings and Duplexes.
1.

Landscape Area Required. A minimum of 10 percent of the interior of

2.

Minimum Planter Dimension. No landscape planter that is to be

3.

Layout. Landscaped areas shall be well-distributed throughout the parking

any parking lot area shall be landscaped.

counted toward the required landscape area shall be smaller than 25 square
feet in area, or four feet in any horizontal dimension, excluding curbing.
lot area. Parking lot landscaping may be provided in any combination of:
a.

Landscaped planting strips at least four feet wide between rows of
parking stalls;

b.

Landscaped planting strips between parking areas and adjacent
buildings or internal pedestrian walkways;

c.

Landscaped islands located between parking stalls or at the ends of
rows of parking stalls; and

d.

On-site landscaping at the parking lot perimeter.

4.

Required Landscaped Islands. A landscaped island at least six feet in all

5.

Landscaped Buffer for Open Parking Adjacent to Right-of-Way. A

interior dimensions and containing at least one 15-gallon-size tree shall be
provided at each end of each interior row of parking stalls and between every
six consecutive parking stalls.
landscaped area at least five feet wide shall be provided between any surface
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parking area and any property line adjacent to a public street, unless a
different dimension is specified in the base district standards applicable to a
site.
6.

Landscaped Buffer for Open Parking Abutting Interior Lot Line.

7.

Landscaped Buffer for Parking Garages. A parking garage that does

A landscaped area at least three feet wide shall be provided between any
surface parking area and any adjacent lot for the length of the parking area.
not incorporate ground-floor nonresidential or residential use or is not
otherwise screened or concealed at street frontages on the ground level, must
provide a landscaped area at least 10 feet wide between the parking garage
and public street.
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8.

Parking Garage Rooftop Planting. Uncovered parking on the top level

9.

Trees.

of a parking structure shall have rooftop planters with a minimum dimension
of 24 inches around the entire perimeter of the top floor.
a.

Number Required. One for each five parking spaces.

b.

Distribution. Trees shall be distributed relatively evenly throughout the
parking area.

c.

Species. Tree species shall be selected from a list maintained by the
Parks Division.

d.

Size. All trees shall be a minimum 15-gallon size with a one-inch
diameter at 48 inches above natural grade.

e.

Minimum Planter Size. Any planting area for a tree must have a
minimum interior horizontal dimension of five feet. Additional space
may be required for some tree species.

Series 600: General Standards

FIGURE 15.04.607.060(N)(9): PARKING LOT LANDSCAPING

10.

Protection of Vegetation.

a.

Clearance from Vehicles. All required landscaped areas shall be designed
so that plant materials, at maturity, are protected from vehicle
damage by providing a minimum two-foot clearance of low-growing
plants where a vehicle overhang is permitted, or by wheel stops set a
minimum of two feet from the back of the curb.
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b.

Planters. All required parking lot landscaping shall be within planters
bounded by a concrete curb at least six inches wide and six inches
high. Curbs separating landscaped areas from parking areas shall be
designed to allow stormwater runoff to pass through.

FIGURE 15.04.607.060(N)(10): PROTECTION OF VEGETATION

11.

Visibility and Clearance. Landscaping in planters at the end of parking

aisles shall not obstruct driver’s vision of vehicular and pedestrian crosstraffic. Mature trees shall have a foliage clearance maintained at eight feet
from the surface of the parking area. Other plant materials located in the
interior of a parking lot shall not exceed 30 inches in height.
O.

Screening. Parking areas shall be screened from view from public streets and
adjacent lots in a more restrictive district, according to the following standards.
1.

Height. Screening of parking lots from adjacent public streets shall be three

2.

Materials. Screening may consist of one or any combination of the

feet in height. Screening of parking lots along interior lot lines that abut
residential districts shall be six feet in height, except within the required front
setback of the applicable zoning district, where screening shall be three feet
in height.
methods listed below.
a.
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Walls. Low-profile walls consisting of brick, stone, stucco, or other
quality durable material approved by the Zoning Administrator, and
including a decorative cap or top finish as well as edge detail at wall
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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.

P.

Q.

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.

Lighting (Optional). 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 onefourth 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.

Electric Vehicle Charging Stations. In parking facilities containing 20 or more
spaces serving Multi-Unit Residential and Hotels and Motels, at least three percent of
parking spaces shall be electric vehicle (EV) charging stations. 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,

2.

Signage. Each electrical vehicle charging station shall be clearly marked with

and electric vehicle charging equipment shall not reduce the size of the space.

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.
3.

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.
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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

2.

Substantial Roofs. Substantial roofs suitable for pedestrian use are

3.

Excavations. The structural extensions into required yards shall be as

than 20 feet wide and there shall be a minimum of 20 feet between curb cuts
on the same lot.
provided.
follows:

4.

5.

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.

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.

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
garage shall be paved and include bumper guards, drainage facilities, and
similar design features.

15.04.607.070 Alternative Compliance with Parking Requirements
A.
Alternative Parking Plan. Where an applicant can demonstrate to the satisfaction
of the Planning Commission that variations in the dimensions otherwise required by
this Article are warranted in order to achieve environmental design and green
building objectives, including but not limited to achieving certification under the
LEED™ Green Building Rating System or equivalent, an alternative parking area
design may be allowed with approval of a Conditional Use Permit. To grant such a
Conditional Use Permit, the Planning Commission must make the following findings
in addition to the findings otherwise required:
1.
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That the applicant has convincingly demonstrated that it is physically
impossible to provide the required number of parking spaces in conformance
with the design standards of Section 15.04.607.060 on the same lot as the
principal use to be served by the parking; and
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2.

That the alternative parking arrangement will be in place at all times during
operation of the principal uses to be served by the parking.

B.

On-Street Parking: Consistently available on-street parking may be counted
towards all or a portion of the parking spaces required of each land use and activity
proposed in a development application on a one to one basis. To qualify for onstreet parking credits, the project applicant must fund completion of an on-street
parking inventory and occupancy study, or refer to such a study completed by
another project applicant within the preceding two years that provides evidence of
the number of on-street parking spaces that are vacant or unoccupied during the
hour of combined peak demand for the uses proposed on site, on each block face
within two blocks of the project site address. For any one project, a maximum of 50
percent of the total on-street parking supply on the block faces located within a one
block walk of the project site, including curbside parking on the project frontage(s),
may be counted towards satisfaction of the project’s minimum parking requirement.

C.

Off-Site Parking. Required off-street parking spaces may be located on a remote
and separate lot from the lot on which the principal use is located, subject to the
following standards:
1.

Zoning District. Newly constructed off-site parking may not be located in

a zoning district in which the principal use served by the parking is
prohibited. Off-site parking may be provided within an existing off-street
parking facility in any zoning district, provided that a parking study is
conducted and approved by the Zoning Administrator establishing the
number of parking spaces in the existing facility that are typically unoccupied
even during periods of peak parking demand for the uses to which the
parking is accessory.
2.

Distance. Unless a shuttle service is provided, the off-site parking shall be

located within 1,500 feet walking distance of the principal use served.
D.

Valet Parking. Valet parking may be permitted as a means of satisfying all or a
portion of the off-street parking requirement. Valet parking may be used to
accommodate more parking spaces on the site of the principal use served by the
parking than could be accommodated in conformance with the design standards of
Section 15.04.607.060. It may also be used to provide off-site parking. No valet
parking shall cause interference with the public use of rights-of-way or imperil public
safety.

E.

Access and Parking In-Lieu Fees. As an alternative to providing off-street
parking on-site, or off-site as allowed by paragraph (C) above, project applicants may
elect to pay a fee in-lieu to fund public access and parking improvements. This
optional Access and Parking In-Lieu Fee is intended to enable the City to (1) acquire
sites for and develop off-street public parking, or to lease unused, or underutilized
private parking for public use to accommodate auto access and vehicle storage
demand that cannot be addressed either on site, or on-street in the vicinity of the
project, or (2) to fund transportation demand management programs and services,
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and/or public transportation, bicycle, and/or pedestrian facilities and services, as
necessary to accommodate an equivalent number of person trips to the site. The fee
shall be established by the City Council and administered by the Director on a per
vehicle trip basis, such that the developer of a nonresidential project contributes
toward the provision of parking and/or non-auto facilities and services
accommodating the same number of person trips to the site as would have been
accommodated by the provision of the minimum number of off-street parking
spaces required by Table 15.04.607.040, as adjusted by other provisions of this
Article. The Zoning Administrator shall determine the vehicle trip generation rate for
each land use or site seeking to use the Access and Parking In-Lieu Fee option with
reference to the vehicle trip generation rates published in the latest edition of the
Institute for Transportation Engineers’ (ITE) Trip Generation Manual, with
adjustments for mixing of uses, density of population and employment, and
proximity to frequent transit service. An Access and Parking in-lieu fee shall be
provided for nonresidential uses only as follows:
1.

Parking In-Lieu Fee Amount. The amount of the parking in-lieu fee shall

2.

Deposit of Funds. Parking in-lieu fees shall be deposited with the City

be as set forth in the Master Fee Schedule.

prior to issuance of a building permit in a separate fund to be known as the
Access and Parking In-Lieu Fee Fund and shall be used only as described in
this section.
3.

Refund of Fee. A parking in-lieu fee may be refunded, without interest, to

the person who made such payment, or his or her assignee or designee, if
additional off-street parking spaces are provided for such building or use by
others than the City, so as to satisfy the parking requirement for which the
in-lieu payment was made. To obtain a refund, the required off-street parking
spaces must be in place prior to issuance of a Certificate of Occupancy and
before funds are spent or committed by the City.

15.04.607.080 Bicycle Parking
A.
General Requirements. Short-term publicly accessible bicycle parking for visitors,
and long-term secured bicycle parking for building occupants, shall be required
when:

B.
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1.

A building is constructed;

2.

An existing building, including a legal nonconforming structure, is enlarged
by more than 10 percent for any purpose; or

3.

The use of any building or portion thereof is changed to one requiring the
issuance of a conditional use permit and then only to that portion of the
building subject to the change of use.

Exemptions. No bicycle parking is required for Single Unit or Two Unit (duplex)
dwellings.
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C.

Space Required. The minimum number of bicycle parking spaces required and
related facilities that must be provided form specific land uses are listed in Table
15.04.607.080. For uses not listed in the table, one short-term bicycle parking space
and one long-term bicycle parking space shall be provided for every 20 motor vehicle
parking spaces provided on-site (either shared or reserved).

TABLE 15.04.607.080: BICYCLE PARKING STANDARDS
Land Use

Short-Term Parking Long-Term
Parking

Showers

Office and
Research &
Development

The greater of 1 The greater of 1 1 unisex per 40,000 sq. Provided for at least 75% of
per 10,000 sq. ft. per 2,000 sq. ft. ft. plus 1 for each
the long-term bicycle
or 4
or 4
additional 20,000 sq. ft. parking spaces provided

Commercial
Retail

The greater of 1
per 5,000 sq. ft.
or 2

The greater of 1 1 unisex required per 20
per 5,000 sq. ft. full time employee
or 2
equivalents (FTE) as
estimated by City upon
development
application. Uses with
less 5,000 sq. ft. or
fewer than 20 FTE, as
determined by the City
are exempt.

Residential
0.1 per bedroom 1 per bedroom
Multi-Unit
Dwellings; LiveWork Units

n/a

Hotel

Minimum 8
spaces

Mixed-Use

The sum of the requirements for individual uses.

D.

0.25 spaces per 1 unisex required per 20
room
FTE as estimated by
City upon development
application. Uses with
less than 20 FTE
exempt.

Personal Lockers

Provided for at least 75% of
long-term bicycle parking
spaces provided. Uses with
less 5,000 sq. ft. or fewer
than 20 FTE, as determined
by the City are exempt.

n/a

75% of long-term bicycle
parking spaces provided.
Uses with less 5,000 sq. ft.
or fewer than 20 FTE, as
determined by the City are
exempt.

Standards for All Bicycle Parking.
1.

Design and Installation.

a.

A bicycle parking space shall be in a paved, level, drained, lighted area
with access to a right-of-way without the use of stairs, and shall
consist of either:
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2.
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i.

One side of a securely fixed rack element that supports the
bicycle upright by its frame, prevents the bicycle from tipping
over, and allows the frame and at least one wheel to be
locked to the rack element with one lock; or

ii.

A bicycle locker constructed of theft-resistant material with a
lockable door which opens to the full width and height of the
locker. Bicycle lockers shall be weather-proof if exposed to
the elements; or

iii.

For long-term bicycle parking only, wall-mounted racks or
wall- or ceiling-mounted hooks so that bicycles may be hung
vertically.

b.

Each bicycle parking space shall be no less than 15 inches wide, by
six feet deep, with an overhead clearance of no less than seven feet.
This can be satisfied by placing racks, each of which supports two
bicycles, 30 inches apart.

c.

Each row of bicycle parking spaces shall be served by an aisle no less
than four feet wide. Rack elements must be placed two feet from
walls, fences or curbs.

d.

Required bicycle parking may not be tandem; parking or removing a
bicycle shall not require moving another parked bicycle.

e.

Bicycle rack elements shall be fixed, securely anchored to the ground
or to a structure by means that resist tampering or removal. Bicycle
locker edges shall be secured with no exposed fittings or connectors.
The Zoning Administrator may specify preferred installation
methods, such as, but not limited to, embedded mounting in pouredin-place concrete, recessed bolt heads or grouted-in anchoring.

Location.

a.

Direct access from the bicycle parking to the public right-of-way shall
be provided by means of access ramps, if necessary, and pedestrian
access from the bicycle parking area to the building entrance shall
also be provided.

b.

Where bicycle parking is not directly visible and obvious from the
right-of-way, signs shall be provided, except that directions to longterm bicycle parking may be posted or distributed by the building
management, as appropriate.

c.

Bicycle parking must be separated from automobile parking by a
sufficient distance to prevent damage from moving automobiles or
their loading and unloading. The Zoning Administrator may require a
barrier or curb between bicycle and automobile parking areas on
constrained sites.
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d.

Bicycle parking may be provided inside a building provided it is easily
accessible from a building entrance and a bicyclist does not have to
use stairs to reach it.

e.

The placement of bicycle parking, bicycle rack elements and bicycle
lockers shall not interfere with pedestrian circulation.

F.
Removal of Abandoned Bicycles. Property owners shall remove abandoned
bicycles from short-term and long-term parking associated with their property on a quarterly
basis after posting a notice of removal warning on such bicycles for one month. This
requirement shall not preclude provision of seasonal bicycle storage.

15.04.607.090 Loading Spaces
A.
Number of Spaces Required.
1.

None Required. No off-street loading spaces are required for uses for

2.

Requirement “To Be Determined.” The off-street loading requirement

which the estimated parking demand is “none.” In addition, no off-street
loading spaces are required for Single Unit or Two Unit (duplex) dwellings.
for uses for which the estimated parking demand is “To be determined”
(“TBD”) shall be determined in the same manner in which the estimated
parking demand is determined.

3.

All Other Uses. The off-street loading requirement for all other uses shall

be as set forth in Table 15.04.607.090.A.
TABLE 15.04.607.090.A: LOADING REQUIREMENTS
Use Type

Number of Spaces

Size (See (B) below)

Residential Use Types
Multi-Unit
Less than 50 units

none

50 to 149 units

1

small

150 to 300 units

2

small

Each additional 300 units or fraction of one-half or
more thereof

1

medium

Commercial and Institutional Use Types
Offices – All
Less than 25,000 gross square feet

none

25,000 to less than 100,000 gross square feet

1

medium

100,000 to less than 200,000 gross square feet

2

medium

Each additional 100,000 gross square feet or
fraction of one-half or more thereof

1

large

All Other
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TABLE 15.04.607.090.A: LOADING REQUIREMENTS
Use Type

Number of Spaces

Less than 10,000 gross square feet

Size (See (B) below)

none

10,000 to less than 20,000 gross square feet

1

medium

20,000 to less than 40,000 gross square feet

2

medium

40,000 to less than 80,000 gross square feet

2

large

Each additional 40,000 gross square feet or fraction
of one-half or more thereof

1

large

Industrial Use Types
Research and Development
Less than 25,000 gross square feet

none

25,000 to less than 100,000 gross square feet

1

medium

100,000 to less than 200,000 gross square feet

2

medium

Each additional 100,000 gross square feet or
fraction of one-half or more thereof

1

large

All Other
Less than 10,000 gross square feet

none

10,000 to less than 25,000 gross square feet

1

medium

25,000 to less than 50,000 gross square feet

1

large

50,000 to less than 100,000 gross square feet

2

large

100,000 to less than 200,000 gross square feet

3

large

Each additional 100,000 gross square feet or
fraction of one-half or more thereof

1

large

B.

Size of Spaces. The size of each type of loading space shall be as follows:
1.

Small. Small loading spaces shall have a width of no less than 10 feet, a

2.

Medium. Medium loading spaces shall have a width of no less than 12 feet,

3.

Large. Large loading spaces shall have a width of no less than 12 feet, a

length of no less than 25 feet, and a vertical clearance of no less than eight
feet
a length of no less than 35 feet, and a vertical clearance of no less than 14
feet.
length of no less than 50 feet, and a vertical clearance of no less than 14 feet.

C.

Modifications. In approving a project, the Zoning Administrator or the Planning
Commission, as the case may be, may modify the number and size of loading spaces
required because of the nature of the use or the design of the project.

D.

Maneuvering Areas. All off-street loading spaces shall be designed and located so
that there is sufficient off-street maneuvering area to accommodate vehicles using

98

Series 600: General Standards

the loading spaces. Maneuvering areas shall be designed to accommodate the largest
vehicle intended to use the loading spaces and shall not be encumbered by parking
stalls or physical obstructions.
E.

Surface and Maintenance. Loading spaces and the maneuvering areas and
driveways serving them shall be paved and maintained with concrete, asphalt, or
similar material of sufficient thickness and consistency to support anticipated traffic
volumes and weights; properly graded for drainage; and maintained in good
condition free of weeds, dust, trash, and debris.

F.

Location. Loading spaces shall be located on the same lot on which the use for
which they are required is located, except that, upon the granting of a Conditional
Use Permit, loading spaces may be provided in a common loading area serving
multiple adjacent uses and located on an adjacent lot within 300 feet of the lot on
which the use requiring the loading spaces is located. To grant such a Conditional
Use Permit, the Planning Commission shall make the following findings in addition
to the findings otherwise required:
1.

That the common loading area results in a more efficient design than
individual loading areas serving each use separately;

2.

That the total number of loading spaces provided in the common loading
area is no less than the number of loading spaces that would be required if
the uses served were located in a single facility; and

3.

That the common loading area will be in place at all times during operation
of the principal uses to be served by the loading spaces.

G.

Access to Tenant Spaces Served by Loading Spaces. Buildings served by loading
spaces shall be designed such that there is a direct interior path of travel between the
loading spaces and each tenant space served by the loading spaces of sufficient width
and height to accommodate all material to be loaded and unloaded.

H.

Availability and Utilization of Loading Spaces. All loading spaces shall be made
readily available to pick-up and delivery vehicles during all hours when pick-ups and
deliveries are allowed. Owners of property containing such loading spaces shall be
responsible for advising drivers of pick-up and delivery vehicles of the location and
hours of such loading spaces, shall require drivers to use such loading spaces, and
shall not allow pick-up and delivery vehicles to be loaded in the public right-of-way.

I.

Landscaping and Screening. All loading spaces and the maneuvering areas and
driveways serving them shall be landscaped and/or screened as required by this
Article.

J.

Lighting. All exterior loading spaces and the maneuvering areas and driveways
serving them shall be provided with lighting meeting the minimums established for
parking areas.
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Article 15.04.608
Sections:
15.04.608.010
15.04.608.020
15.04.608.030
15.04.608.040
15.04.608.050
15.04.608.060
15.04.608.070

Performance Standards

Purpose and Applicability
General Requirements
Construction Management
Fire Hazards
Liquid or Solid Waste
Odor, Particulate Matter and Air Contaminants
Vibration

15.04.608.010 Purpose and Applicability
The purpose of this Article is to establish performance standards to protect the public health
and safety and ensure that all land uses and development do not produce adverse impacts on
surrounding neighborhoods and uses, and the community at large. The standards contained
in this Article apply to all zoning districts.
15.04.608.020 General Requirements
Land or buildings cannot be used or occupied in a manner creating any dangerous, injurious,
or noxious conditions, chemical fires, explosive, or other hazards that could adversely affect
the surrounding area. If necessary, the Zoning Administrator will retain a professional expert
or designated regulatory agency to assist in assessing possible impacts, and any cost incurred
will be paid by the applicant or business owner.
15.04.608.030 Construction Management
During the construction of a project, all portions of the site shall be watered as necessary to
reduce emissions of dust and other particulate matter, and all stockpiles shall be covered.
Streets and sidewalks shall be made dirt free at the completion of construction. All
construction and transport equipment shall be muffled in accordance with State and federal
laws. Construction and transport equipment shall be operated so as to minimize exhaust
emissions. Grading and pile driving operations within 1/4 mile of residential units shall be
limited to between 8 a.m. and 5 p.m. on weekdays, or as otherwise restricted as part of an
approval. All water run-off from construction sites shall be controlled. During construction,
trucks and equipment should be running only when necessary.
15.04.608.040 Fire Hazards
The storage, use, transportation or production of products which, either in the raw or
finished state, constitute a flammable or explosive material shall be subject to approval of the
Fire Department. Fire Department personnel may, without prior notice, visit and observe
operations on the site and any directives issued by said personnel shall be satisfied in a timely
manner. Burning of waste materials in open fires or unapproved incinerators is prohibited.
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15.04.608.050 Liquid or Solid Waste
The use, handling, storage and transportation of waste materials, including hazardous wastes,
shall comply with the provisions of the California Hazardous Materials Regulations and any
other applicable laws. Discharge at any point into a public or private sewage disposal system,
stream, or the ground, of any material which could contaminate any water supply, or
otherwise cause the emission of dangerous or offensive elements is prohibited. No
exceptions are allowed unless in accordance with regulations, licenses or approvals of the
various local and state agencies having jurisdiction over such activities.
15.04.608.060 Odor, Particulate Matter and Air Contaminants
No continuous, frequent or repetitive odors are permitted that are perceptible on or beyond
adjacent lot lines or in the public right-of-way. An odor detected no more than a total of 15
minutes in any one day shall not be deemed to be continuous, frequent or repetitive for this
regulation. No dust or particulate matter shall be emitted that is detectable at zoning district
boundary lines or property lines by a reasonable person without instruments. Exhaust air
ducts shall be located or directed away from abutting residentially-zoned properties.
15.04.608.070 Vibration
Machinery used for manufacturing and industrial processes, including oil and gas collection,
processing and distribution must be designed and housed to ensure that vibration will be
reduced to a minimum amount discernible without the aid of instruments by a reasonable
person at the lot lines of the site. Vibrations from temporary construction, demolition, and
vehicles that enter and leave the subject parcel (e.g., construction equipment, trains, trucks,
etc.) are exempt from this standard.
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Article 15.04.609

Signs

See Updated Sign Regulations.

Article 15.04.610
See Module 2.
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Article 15.04.611
Sections:
15.04.611.010
15.04.611.020
15.04.611.030
15.04.611.040
15.04.611.050
15.04.611.060
15.04.611.070
15.04.611.080
15.04.611.090
15.04.611.100
15.04.611.110
15.04.611.120
15.04.611.130
15.04.611.140
15.04.611.150

Transfer of Development Rights

Purpose
TDR Sending Zones – Assignment of Transferable Development Rights
Maximum Density/Intensity Allowed in Receiving Zones
Right to Transfer Development Rights
TDR Conversion Ratio
Effect of Transfer
Rights of Transferees
Number of Rights Involved in Transfer
Certification by Zoning Administrator
Instrument of Transfer
Original Instruments of Transfer
Application for Use on Receiving Parcel
Consideration of Application for Use
Final Approval of Use
Fee-in-Lieu for Open Lands Option

15.04.611.010 Purpose
The purpose of this Article is to support the protection of open space and natural resource
areas identified in the General Plan by allowing the transfer of development potential from a
site in such areas having a resource deserving protection to a site in a designated receiving
zone requiring less protection. The mechanism for transfer of development rights (TDRs) is
used to protect resource areas and/or to provide the owners of property an alternative to
development. Payment of fees to a trust fund for use by the City in acquiring property
having a resource deserving of protection is an alternative to the purchase of development
rights. The TDR program and the fee-in-lieu option in this Article are voluntary for property
owners and provided as a means to further the objectives of the General Plan.
15.04.611.020

TDR Sending Zones – Assignment of Transferable Development
Rights
The City Council, upon a recommendation of the Planning Commission, shall identify
Sending Zone(s), as defined in this Article, and assign a specific number of TDRs to each
zones. These TDRs may be used to obtain approval for development on other parcels of
land located in a TDR Receiving Zones, which also shall be identified by the City Council, at
a density or intensity of use greater than would otherwise be allowed on those parcels, up to
a maximum specified by the City Council.
15.04.611.030 Maximum Density/Intensity Allowed in Receiving Zones
Every parcel of land located in a Receiving Zone may be developed at additional
density/intensity of use, through the acquisition of TDRs, up to the maximum
density/intensity identified by the City Council for each Receiving Zone.
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15.04.611.040 Right to Transfer Development Rights
Development rights assigned to parcels in Sending Zones may be transferred to parcels in
Receiving Zones and used to increase the density/intensity on a Receiving Parcel in
accordance with the provisions of this Article.
A.

B.

Limitations. A development right may not be used in any manner inconsistent with
the following provisions of this Article:
1.

No development right may be used to increase intensity or density within a
Receiving Zone that exceeds the maximum intensity or density set by the
General Plan for parcels in the Receiving Zone that can be achieved under
the TDR program; and

2.

No development right may be derived from land in a Sending Zone that is
already precluded from development by nature of a recorded restrictive
covenant or easement.

Intermediate Transfer. A development right may be transferred to a transferee
prior to the time when its use for a specific Receiving Parcel has been finally
approved in accordance with this Article.

15.04.611.050 TDR Conversion Ratio
For purposes of converting residential TDRs to non-residential FAR, one residential TDR
unit equals .05 non-residential FAR unless an alternative ratio has been set by the City
Council for a specific Sending Zone(s).
15.04.611.060 Effect of Transfer
After development rights have been transferred by an original instrument of transfer:
A.

The Sending Parcel shall not be further subdivided or developed to a greater density
or intensity of use than permitted by the remaining development rights.

B.

The Sending Parcel shall not be used in connection with any determination of site
area or site capacity, except as may be necessary in determining the number of
development rights involved in the transfer.

C.

All development rights that are the subject of the transfer, and the value of such
rights, shall be deemed for all other purposes, including assessment and taxation, to
be appurtenant to the Sending Parcel, until such rights are certified by the Zoning
Administrator and have been finally approved for use on a specific Receiving Parcel.

15.04.611.070 Rights of Transferees
Between the time of the transfer of a development right by an original transferor and the
time when its use on a specific Receiving Parcel is final in accordance with the provisions of
this Article, a transferee has only the right to use the development right to the extent
authorized by all applicable provisions of Article XV in effect at the time when use of the
development right for a specific Receiving Parcel is finally approved. No transfer shall be
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construed to limit or affect the power of the City Council to amend, supplement or repeal
any or all of the provisions of this Article or any other section of Article XV or to entitle any
transferor or transferee to damages or compensation of any kind as the result of any such
amendment, supplementation or repeal.

15.04.611.080 Number of Rights Involved in Transfer
A.
Determination. The number of development rights involved in an original
instrument of transfer shall be equal to the lesser of (1) "maximum dwelling units" or
(2) "number of dwelling units" permitted on the Sending Parcel, as determined in
accordance with the procedures for determining site area and residential land use site
capacity and floor area in this Code. In making such calculations, "gross site area"
shall refer to the gross site area of the Sending Parcel as determined by actual on-site
survey.
B.

Fractional Rights. Fractional parts of a development right shall be disregarded. No
transfer shall include other than a whole number of development rights.

15.04.611.090 Certification by Zoning Administrator
A.
Requirement. No transfer shall be recognized under this Article unless the original
instrument of transfer contains the certification of the Zoning Administrator that the
number of development rights that are the subject of the transfer represents the
number of development rights applicable to the Sending Parcel and is recorded by
the Zoning Administrator as provided in this Article.
B.

Responsibility. The transferor and the transferee named in an original instrument
of transfer shall have sole responsibility to supply all information required by this
Article, to provide a proper original instrument of transfer, and to pay, in addition to
any other fees required by this Article, all costs of its recordation in the Contra Costa
County Clerk-Recorder’s Office, County Recorder Division.

C.

Application for Certificate. An application for a certificate shall contain such
information prescribed by the Zoning Administrator as necessary to determine the
number of development rights involved in the proposed transfer. In addition, the
application shall include a certificate of title and land survey prepared by a Californiaregistered civil engineer or licensed land surveyor.

D.

Issuance of Certificate. On the basis of the information submitted to him or her,
the Zoning Administrator shall affix a certificate of his/her findings to the original
instrument of transfer. The certificate shall contain a specific statement of the
number of development rights that are derived from the Sending Parcel.

E.

Effect of Determination. The determination of the Zoning Administrator shall not
be construed to enlarge or otherwise affect in any manner the nature, character and
effect of a transfer as set forth above.
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15.04.611.100 Instrument of Transfer
An instrument of transfer shall conform to the requirements of this section and shall
contain:
A.

The names of the transferor and the transferee;

B.

A certificate of title approved by the City Attorney;

C.

A covenant that the transferor grants and assigns to the transferee and the
transferee's heirs, personal representatives, successors and assigns a specified number
of development rights from the Sending Parcel;

D.

If the instrument is not an original instrument of transfer, a statement that the
transfer is an intermediate transfer of rights derived from a Sending Parcel described
in an original instrument of transfer (which original instrument shall be identified by
its date, the names of the original transferor and transferee and the book and page
where it is recorded in the Contra Costa County Clerk-Recorder’s Office, County
Recorder Division);

E.

A statement of the rights involved in the transfer that are derived from a Sending
Parcel and the number of such rights included within the transfer;

F.

A covenant by which the transferor acknowledges that he/she has no further use or
right of use with respect to the development rights being transferred;

G.

Except when development rights are being transferred to the City, a statement of the
rights of the transferee prior to final approval of the use of those development rights
on a specific Receiving Parcel.

15.04.611.110 Original Instruments of Transfer
A.
In addition to fulfilling the requirements of Section 15.04.611.100, an original
instrument of transfer shall also contain:

B.
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1.

A legal description of the Sending Parcel, prepared by a California-registered
civil engineer or licensed land surveyor and named in the instrument;

2.

A covenant by which use of the Sending Parcel is restricted to, and may be
used only for open space or agricultural uses as defined in in Article XV;

3.

A covenant that all provisions of the instrument of transfer shall run with
and bind the Sending Parcel and may be enforced by the City;

4.

The certificate of the Zoning Administrator required by this Section.

Recordation of Original Transfer. After it is properly executed, an original
instrument of transfer shall be delivered to the Zoning Administrator, who shall
deliver it to the Contra Costa County Clerk-Recorder’s Office, County Recorder
Division, together with the required fees for recording. The Zoning Administrator
shall notify the original transferor and transferee in writing of such recording.
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15.04.611.120 Application for Use on Receiving Parcel
A.
Filing Requirements. The owner of a proposed Receiving Parcel shall file with the
Zoning Administrator an application to use transferred development rights with
respect to the development on a Receiving Parcel.
B.

Contents. The application shall contain such information as may be prescribed by
the Zoning Administrator and shall be accompanied by the required fee established
in the Master Fee Schedule, and:
1.

Original or certified copies of a recorded original instrument of transfer
involving the development rights proposed to be used and any intervening
instruments of transfer through which the applicant became a transferee of
those rights; or

2.

A signed, written agreement between the applicant and a proposed original
transferor, which contains the survey of a proposed Sending Parcel and other
information required by the Zoning Administrator and in which the
proposed transferor agrees to execute an original instrument of transfer from
the proposed Sending Parcel to the applicant at the time when the use of
such rights on the proposed Receiving Parcel is finally approved.

15.04.611.130 Consideration of Application for Use
A.
Review of Application. The Zoning Administrator shall review the instrument(s) of
transfer or agreement submitted with the application and determine their sufficiency
to fulfill the requirements of this Article.
B.

Determination. The Zoning Administrator shall determine: (a) the number of
development rights that are available for use under the terms of the instrument(s)
submitted with the application and (b) the number of such rights that the City
Council has determined to be available to be used on the proposed Receiving Parcel,
and shall report his preliminary determination in writing to the applicant within 30
days after all information necessary to make such determination has been received.

C.

Effect. Any determination of the Zoning Administrator under this Section shall not
be final and shall be subject to amendment, modification or rescission until the time
when the transfer is final.

15.04.611.140 Final Approval of Use
A.
When Completed. Transfer from a Sending Parcel to a Receiving Parcel is final at
the time when (a) final subdivision approval or final site plan approval with respect
to the Receiving Parcel, based upon use of development rights, has been given in
accordance with this Article and (b) all development rights upon which such
approval was based have been certified by the Zoning Administrator.
B.

Required Instruments. Final approval shall not be given to any site plan or final
subdivision map that involves the use of development rights transferred under the
provisions of this Article until satisfactory evidence is presented that each of the
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following instruments as may be required to effect transfer of those rights to the
Receiving Parcel have been approved as to form and legal sufficiency by the City
Attorney. Said instruments shall be recorded in the Contra Costa County ClerkRecorder’s Office, County Recorder Division following final site plan approval or
final subdivision map approval, but prior to release of building permits.
1.

An original instrument of transfer to a transferee;

2.

An instrument of transfer to the owner of the Receiving Parcel; and

3.

Instrument(s) of transfer between any intervening transferees.

15.04.611.150 Fee-in-Lieu for Open Lands Option
In lieu of purchasing development rights from a Sending Parcel for use in development of a
Receiving Parcel, a developer may pay a fee to the City which the City shall hold in a
separate Open Space Lands Trust Fund for use in purchasing development rights from
Sending Parcels and other related purposes.
A.

Fee Schedule. A schedule of the in-lieu fees for the Open Lands Trust Fund shall
be established by the City Council on the basis of a nexus study.

B.

Administration of Fee-in-Lieu Program. The Zoning Administrator shall
administer the Fee-in-Lieu program and establish application requirements and
documentation consistent with the requirements of this Article authorizing the
fee-in-lieu payer to apply credits received for payments to develop at an additional
density or intensity of use on a Receiving Parcel.

C.

Use of Funds from Payment of Fees-in-Lieu. Payments received by the City as
fees-in-lieu of purchase of development rights from Sending Zones, may be used by
the City to purchase development rights, acquire property having a resource
deserving of protection, and/or replenish the Open Lands Trust Fund.
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Article 15.04.612
Sections:
15.04.612.010
15.04.612.020
15.04.612.030
15.04.612.040
15.04.612.050
15.04.612.060
15.04.612.070
15.04.612.080

Transportation Demand Management

Purpose
Applicability
Performance Requirements
Vehicle Trip Reduction Measures
Submittal Requirements
Required Findings
Modifications and Changed Plans
Monitoring

15.04.612.010 Purpose
The specific purposes of this Article are to promote maximum efficiency in the existing
transportation system, and to further the transportation goals of the Measure C and Measure
J Growth Management Program, Contra Costa’s Countywide Transportation Plan and
Congestion Management Program, and the San Francisco Bay Area Clean Air Plan, including
reducing total vehicle miles traveled (VMT), while enhancing access and expanding mobility
by:
A.

Promoting and encouraging the use of transit, ridesharing, bicycling, walking, flexible
work hours and telecommuting as alternatives to solo driving;

B.

Incorporating these objectives into the development review process;

C.

Developing proactive programs and/or projects either alone or in conjunction with
other jurisdictions, or with the West Contra Costa Transportation Advisory
Committee (WCCTAC), to support countywide planning efforts;

D.

Considering the incorporation of appropriate technology designed to facilitate traffic
flow, provide transit and highway information, provide trip generation alternatives,
and incorporate related technology into the transportation system;

E.

Cooperating with other jurisdictions, the private sector, and transit operators in
planning and implementing transportation programs;

F.

Promoting the more efficient utilization of existing transportation facilities and
ensuring that new developments are designed in ways to maximize the potential for
people and goods to arrive/depart by walking, cycling, riding public transportation,
or traveling in a high occupancy vehicle; and

G.

Establishing an ongoing monitoring and enforcement program to ensure that the
City’s desired alternative mode use percentages are achieved.
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15.04.612.020 Applicability
The requirements of this Article apply to:
A.

New multi-unit development of ten units or more;

B.

New nonresidential development of 10,000 square feet or more;

C.

Additions to nonresidential buildings that are 10,000 square feet or more in size that
expand existing gross floor area by 10 percent or more; and

D.

Establishment of a new use, change of use, or change in operational characteristics in
a building that is 10,000 square feet or more in size that results in an average daily
trip increase of more than 10 percent of the current use, based on the most recent
Institute of Traffic Engineers (ITE) trip generation rates.

15.04.612.030 Performance Requirements
A.
All projects subject to the requirements of this Article shall incorporate measures to
reduce single-occupant vehicle trip generation rates 20 percent below the standard
rates as established in the most recent edition of the Institute of Transportation
Engineers (ITE) Trip Generation Manual and, by promoting walking, cycling, public
transit, and ridesharing/vanpooling, and/or discouraging single-occupant vehicle
travel, ensure that the average Vehicle Miles Traveled (VMT) by residents or workers
in the development is less than the average citywide VMT. This performance target
is consistent with the General Plan and Plan Bay Area.
B.

GreenTRIP Certification. Residential developments that obtain GreenTRIP
Certification from TransForm, or other equivalent certification, prior to issuance of a
certificate of occupancy, shall be deemed to have met this performance requirement.

15.04.612.040 Vehicle Trip Reduction Measures
All projects subject to the requirements of this Article that do not have GreenTRIP
Certification shall implement any combination of the following measures to achieve the
required minimum single-occupant vehicle trip generation reduction and promote use of
non-auto and shared mobility options.
A.

Passenger Loading Zones. Passenger loading zones for carpool and vanpool dropoff located near the main building entrance.

B.

Direct Route to Transit. A well-lighted path or sidewalk utilizing the most direct
route to the nearest transit or shuttle stop from the building.

C.

Pedestrian Connections. Safe, convenient pedestrian connections provided from
the project to surrounding public streets and, if applicable, trails.

D.

Bicycle Connections. If a site is abutting a bicycle path, lane or route, provision of
a bicycle connection close to an entrance to the building on the site.

E.

Land Dedication for Transit/Bus Shelter. Where appropriate, land dedicated for
transit or a bus shelter provided based on the proximity to a transit route.
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F.

Long-Term Bicycle Parking. Covered and secure long-term bicycle parking
located within seventy-five feet of a main entrance. Long-term bicycle parking must
be in at least one of the following facilities:
1.

An enclosed bicycle locker;

2.

A fenced, covered, locked or guarded bicycle storage area; or

3.

A rack or stand inside a building that is within view of an attendant or
security guard or visible from employee work areas.

G.

Short-Term Bicycle Parking. Secure short-term bicycle parking located within fifty
feet of a main entrance to the building.

H.

Free Preferential Carpool and Vanpool Parking. Ten percent of vehicle spaces
reserved for carpools or vanpools, with a minimum of one space required. The
preferential parking spaces shall be provided free of charge.

I.

Showers/Clothes Lockers. Shower and clothes locker facilities free of charge.

J.

Transportation Management Association (TMA). Participation in or
requirement for tenant to participate in a local or citywide TMA or a similar
organization approved by the Director of the Department of Transportation, that
provides ongoing administration of and support for non-auto and shared mobility
commute incentives, facilities, and services.

K.

Paid Parking at Prevalent Market Rates. Parking provided at a cost equal to the
prevalent market rate, as determined by the City based on a survey of paid parking in
the City and adjacent communities.

L.

Alternative Commute Subsidies/Parking Cash Out. Provide employees with a
subsidy, determined by the applicant and subject to review by the Zoning
Administrator, if they use transit or commute by other alternative modes.

M.

Carpool and Vanpool Ride-Matching Services. Matching of potential carpoolers
and vanpoolers by administering a carpool/vanpool matching program, or
participating actively in such a program administered by a local or citywide TMA, the
City, or other public agency.

N.

Guaranteed Ride Home. Guaranteed rides home in emergency situations for
carpool, vanpool and transit riders. Rides shall be provided either by a transportation
service provider (taxi, rental car, or services provided by transportation network/ride
sharing companies) or an informal policy using company vehicles with designated
employee drivers.

O.

Shuttle Program. Provision of a shuttle program or participation in an existing
shuttle program approved by the Zoning Administrator and subject to any fees for
the existing program.

P.

Information Boards/Kiosks. Display of the following information in a prominent
location, maintained by a designated TDM contact: transit routes and schedules;
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carpooling and vanpooling information; bicycle lanes, routes and paths and facility
information; and alternative commute subsidy information.
Q.

Promotional Programs. Promotion and organization of events for the following
programs: new tenant and employee orientation packets on transportation
alternatives; flyers, posters, brochures, and emails on commute alternatives; Spare the
Air (June through October); Rideshare Week (October); and trip planning assistance
routes and maps.

R.

Compressed Work Week. Allow employees or require tenants to allow employees
to adjust their work schedule in order to complete the basic work requirement of five
eight-hour workdays by adjusting their schedule to reduce the number of days per
week employees are expected or required to be on-site, thereby reducing the number
of vehicle trips to the worksite.

S.

Flextime. Provide or require tenants to provide employees with staggered work
hours involving a shift in the set work hours of all employees at the workplace or
flexible work hours involving individually determined work hours, such that a
substantial share of employees regularly arrive at and depart from the worksite
before or after the a.m. and p.m. peak periods for vehicle travel.

T.

On-Site Amenities. One or more of the following amenities provided on site: day
care, cafeteria, limited food service establishment, dry cleaners, exercise facilities,
convenience retail, post office, or on-site transit pass sales.

U.

Telecommuting. Provide or require tenants to provide opportunities and the ability
for employees to work off site.

V.

Other Measures. Additional measures not listed in this Article, such as child care
facilities or an in-lieu fee that would be negotiated in a development agreement with
the City and provide funding for multi-modal access facilities and services, and/or
transportation and parking demand management programs

15.04.612.050 Submittal Requirements
All projects subject to the requirements of this Article shall submit a transportation demand
management plan in conjunction with the development application. These plans must
demonstrate that, upon implementation, they will achieve the performance requirement and
shall include the following.
A.

Checklist. A completed checklist of the trip reduction measures chosen by the
applicant pursuant to Section 15.04.612.040 (Trip Reduction Measures).

B.

Trip Generation. Estimated daily trip generation for the proposed use based on the
ITE trip generation rates and the reductions anticipated with implementation of the
measures proposed. The Director of the Department of Transportation, a citywide
TMA, or a consulting traffic engineer retained by the City at applicants’ expense shall
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maintain guidelines and checklists for evaluation of trip reduction potential of
proposed measures and make these available to applicants.1
C.

Implementation Plan. A description of how the performance requirements will be
achieved and maintained over the life of the project.

D.

Project-Designated TDM Contact. Designation of an employee or resident as the
official contact for the transportation demand management program. The City shall
be provided with a current name and phone number of the project-designated TDM
contact who administers carpool and vanpool ride-matching services and
promotional programs, updates information on the information boards/kiosks, and
is the official contact for the administration of the programs.

E.

Site Plan. A site plan that designates transportation demand management design
elements including the location and layout/design of:
1.

External: preferential parking areas, paid parking areas, bicycle connections,

2.

Internal: showers/lockers, information boards/kiosks, ATM, dry cleaners,

bicycle parking, location of on-site amenities, passenger loading areas, land
dedicated for transit facilities and bus shelters, direct route to transit, and
pedestrian connections.

day care, convenience retail, post office, cafeteria, limited food service
establishment, exercise facilities, and on-site transit pass sales.

15.04.612.060 Required Findings
Prior to approval of a project subject to the requirements of this Article, the Zoning
Administrator or the Planning Commission, whichever has approval authority, shall make
both of the following findings:
A.

The proposed trip reduction measures are feasible and appropriate for the project,
considering the proposed use or mix of uses and the project’s location, size, and
hours of operation; and

B.

The proposed vehicle trip reductions will ensure that the performance targets of this
Article will be achieved and maintained.

15.04.612.070 Modifications and Changed Plans
A.
Minor Modifications. The Director of the Department of Transportation may
approve minor modifications to an approved transportation demand management
plan that are consistent with the original findings and conditions approved by the
review authority and would result in the same target minimum alternative mode use.

The Appendix includes a sample TDM checklist, which will be maintained and periodically updated by the
Department of Transportation.
1
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B.

Changed Plans. A change in an approved project that would result in the addition
of 10 percent of the building area or a 10 percent increase in the number of average
daily vehicle trips shall be treated as a new application.

15.04.612.080 Monitoring and Reporting
A report, documenting the TDM activities undertaken and their results or an affidavit
confirming that the requirements of this section have been met shall be submitted to the
Department of Transportation or citywide TMA annually by the designated TDM contact. A
five-year review may be required by the Director of the Department of Transportation or
citywide TMA to evaluate the overall effectiveness of all of the TDM activities and may
suggest new or modified activities or substitute activities to meet the program’s objectives,
per the Department of Transportation’s or TMA’s review and approval. The Director of the
Department of Transportation may impose reasonable changes to assure the program’s
objectives will be met.
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Article 15.04.613
Sections:
15.04.613.010
15.04.613.020
15.04.613.030
15.04.613.040
15.04.613.050
15.04.613.060
15.04.613.070
15.04.613.080
15.04.613.090
15.04.613.100

Water-Efficient Landscaping

Purpose and Authority
Applicability
Areas to be Landscaped
General Landscaping Standards
Required Trees
Required Plans and Supporting Materials
Certificate of Completion
Post-Installation Irrigation Scheduling
Maintenance and Irrigation Audit Reporting
Model Homes

15.04.613.010 Purpose and Authority
The specific purposes of the water-efficient landscape regulations are to:
A.

Improve the appearance of the community by requiring aesthetically pleasing
landscaping on public and private sites;

B.

Aid in energy conservation by providing shade from the sun and shelter from the
wind;

C.

Soften the appearance of parking lots and other development through landscaping;

D.

Conserve water resources through the use of native and drought-tolerant plans and
water-conserving irrigation practices;

E.

Restore natural communities and provide habitat through the reestablishment of
native plants;

F.

Assist in mitigating air quality impacts by reducing or absorbing pollutants; and

G.

Minimize or eliminate conflicts between potentially incompatible but otherwise
permitted land uses on adjoining lots through visual screening.

These regulations are intended to comply with the requirements of California Government
Code of Regulations, Title 23, Division 2, Chapter 2.7 for a “water efficient landscape
ordinance”.

15.04.613.020 Applicability
A.
This Article applies to the following landscape projects associated with any
development requiring a building permit, design review, or a use permit:
1.

New landscape installations of 500 square feet or more;

2.

Rehabilitated landscapes with an area 2,500 square feet or more;
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B.

C.

3.

New construction and rehabilitated landscapes that are developer-installed in
single-family and multi-family projects with a landscape area equal to or
greater than 2,500 square feet requiring a building permit, design review, or
other discretionary permit; and

4.

New construction landscapes that are homeowner-provided and/or
homeowner-hired in single-family and multi-family residential projects with a
total project landscape area equal to or greater than 5,000 square feet
requiring a building permit, design review or other discretionary permit.

The following are exempt:
1.

Registered local, state or federal historical sites;

2.

Ecological restoration projects that do not require a permanent irrigation
system; and

3.

Plant collections, as part of botanical gardens and arboretums open to the
public.

Recognizing the special landscape management needs of cemeteries, new and
rehabilitated cemeteries are only subject to the requirements of Sections
15.04.613.060(D), 15.04.613.080, and 15.04.613.090.

15.04.613.030 Areas to be Landscaped
The following areas shall be landscaped, and may count toward the total area of site
landscaping required by the zoning district regulations and other citywide or special purpose
landscape regulations.
A.

Required Setbacks. All required front and street-facing side setbacks, except for
areas used for exit and entry, shall be landscaped.
FIGURE 15.04.613.030(A): REQUIRED SETBACKS
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B.

Lot Perimeters. Landscape buffers shall be installed and maintained along side and
rear lot lines between differing land uses, in accordance with the following standards.
1.

Required Landscape Buffers. Table 15.04.613.030.B.1, Required

Landscape Buffers, shows when a buffer treatment is required, and of what
type, based on the proposed and the adjoining use. Only the proposed use is
required to provide the buffer yard. Adjoining uses are not required to
provide the buffer yard. The type of buffer yard required refers to buffer
yard-type designations as shown in the table and defined in subsection (2),
below. “-” means that a buffer yard is not required unless required by
another section of this Article.
TABLE 15.04.613.030.B.1: REQUIRED LANDSCAPE BUFFERS
Adjoining Use
Park or
Single-unit
Open Space Residential
Type 1
Type 1

Multi-unit Mixed
Residential Use
-

General
Commercial Industrial
-

Mixed Use

Type 2

Type 2

Type 2

-

-

-

Commercial

Type 2

Type 2

Type 2

-

-

Type 1

Industrial

Type 2

Type 2

Type 2

Type 2 Type 2

Use
Multi-unit
Residential

2.

-

Buffer-yard Types. Table 15.04.613.030.B.2, Buffer Yard Requirements,
describes the minimum width, plant materials, and wall requirements for each
type of buffer yard. The listed number of trees and shrubs are required for
each 100 lineal feet of buffer yard. Trees shall be planted at least 40 feet on
center. Natural areas with native vegetation or alternative planting materials
which achieve equivalent buffering effects may be approved by the Zoning
Administrator.
TABLE 15.04.613.030.B.2: BUFFER YARD REQUIREMENTS
Trees
Buffer
Yard
Type

Understory
(mature height of
less than 40 ft.)

Shrubs
Large
Small
(mature
(mature
spread of
spread of less
2 ft. or more) than 2 ft.)

Minimum
Width (ft)

Canopy (mature
height of 40 ft. or
more)

Type 1

5

2

2

4

8

Type 2

10

2

3

6

8
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FIGURE 15.04.613.030(B)(2): BUFFER YARD REQUIREMENTS

3.

C.

Width Reduction for Adjacent Landscaped Buffer. If an equivalent

landscape buffer exists on the adjacent lot, the width of the required buffer
may be reduced 50 percent provided that the abutting property owners have
provided a written agreement restricting the use of the adjacent landscape
buffer.

Building Perimeters. The portions of a building that front a public street shall have
one or more landscape planters installed along a minimum 20 percent of that
building face. The minimum width of the planter shall be three feet. This standard
does not apply where a building is located on the front or street side property line.
FIGURE 15.04.613.030(C): BUILDING PERIMETERS

D.

Parking Areas. Parking areas shall be landscaped as required by Article 15.04.607
(Parking and Loading Standards).

E.

Unused Areas. All areas of a project site not intended for a specific use, including
areas planned for future phases of a phased development, shall be landscaped or left
in a natural state.
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15.04.613.040 General Landscaping Standards
A.
General. Landscaping may consist of a combination of ground cover materials,
shrubs, and trees. Ground cover may include grasses, shrubs, perennials, vines, or
other herbaceous or non-herbaceous plants. Ground cover also includes, mulch such
as gravel, rock, cinder, bark, or other permeable materials, provided that such
materials present an attractive setting consistent with the intent of this Article.
Landscaping may also include incidental features, such as stepping-stones, site
furniture, water features, art, or other ornamental features placed within a landscaped
setting.
B.

Plant Materials.
1.

Turf Allowance. The maximum amount of turf in required landscape areas

is 30 percent for non-residential uses and 50 percent for residential uses,
except for turf areas that comprise an essential component of a project (e.g.,
golf courses or playing fields), which are exempt from this limit. Turf is
prohibited on slopes greater than 25 percent.
2.

Plant Selection.

a.

b.

Any plant that is not specifically prohibited may be selected for the
landscape, providing the Estimated Total Water Use (ETWU) in the
landscape area does not exceed the Maximum Applied Water
Allowance (MAWA) Methods to achieve water efficiency include one
or more of the following:
i.

Protection and preservation of native species and natural
vegetation;

ii.

Selection of water-conserving plant, tree and turf species,
especially local native plants;

iii.

Selection of plants based on local climate suitability, disease
and pest resistance; and

iv.

Selection of trees based on size at maturity as appropriate for
the planting area.

Plants must be selected and planted appropriately based upon their
adaptability to the climatic, geologic, and topographical conditions of
the project site. Methods to achieve water efficiency include:
i.

Using the Sunset Western Climate Zone System which takes
into account temperature, humidity, elevation, terrain,
latitude, and varying degrees of continental and marine
influence on local climate;

ii.

Recognizing the horticultural attributes of plants (i.e., mature
plant size, invasive surface roots) to minimize damage to
property or infrastructure (e.g., buildings, sidewalks, power
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lines) and to allow for adequate soil volume for healthy root
growth; and
iii.
c.

Using solar orientation for plant placement to maximize
summer shade and winter solar gain.

Common Interest Development Guidelines. The architectural guidelines of a
common interest development, which include community apartment
projects, condominiums, planned developments, and stock
cooperatives, may not prohibit or include conditions that have the
effect of prohibiting the use of low-water use plants as a group.

C.

Water Features. Recirculating water systems must be used for water features. The
surface area of a water feature must be included in the high water use hydrozone area
of the water budget calculation.

D.

Soil Preparation. Prior to the planting of any materials, compacted soils must be
transformed to a friable condition. On engineered slopes, only amended planting
holes need meet this requirement.

E.

Mulch. A minimum three-inch layer of mulch must be applied on all exposed soil
surfaces of planting areas except in turf areas, areas receiving closely spaced plugs as
a lawn alternative, or direct seeding applications where mulch is contraindicated. To
provide habitat for beneficial insects and other wildlife, up to five percent of the
landscape area may be left without mulch. Stabilizing mulching products must be
used on slopes that meet current engineering standards. The mulching portion of the
seed/mulch slurry in hydro-seeded applications must meet the mulching
requirement. Use of organic mulch materials made from recycled or post-consumer
material is preferred over inorganic materials or virgin forest products unless the
recycled post-consumer organic products are not locally available.

15.04.613.050 Required Trees
A.
On-Site Trees. On-site trees must be provided as follows:
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1.

Residential Zoning Districts. One tree for every 1,000 square feet of lot

2.

Mixed-Use and Commercial Zoning Districts. One tree for every

3.

Industrial Zoning Districts. One tree for every 5,000 square feet of lot

4.

Off-Site Planting. If the lot size or other site conditions make planting of
the required trees impractical, the Zoning Administrator may allow the trees
be planted off-site at twice the ratio.

5.

Exception for Existing Trees. If the required number and size of trees
already exists on the site, the applicant shall not be required to plant new
trees on-site.

area for residential development.
2,000 square feet of lot area.
area.
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B.

Street Trees. All new development must provide at least one street tree that is a
minimum of 1 ½ inches diameter at breast height or 15 gallons in size for each 50
linear foot of street frontage unless the Director of Public Works determines that a
different number of trees is warranted because of existing conditions and the
number of street trees in the vicinity. All street trees, must be installed with approved
root and/or any other tree plantings within 10 feet of the public right-of-way,
including sidewalks, curbs and gutters, or street surface barriers and deep water tubes
(three per tree).

C.

Maintenance. All trees must be maintained to be free from physical damage or
injury arising from lack of water, chemical damage, accidents, vandalism, insects and
disease. Any tree showing such damage to the extent that its life would be impaired
must be replaced with another tree.

15.04.613.060 Required Plans and Supporting Materials
A.
General Requirements. The section establishes what required documentation must
be provided for all non-exempt landscape projects unless they qualify for streamlined
submittal requirements. Streamlined submittals are available for two specific types of
projects:

B.

1.

Small Sites. A project with a landscape area of 2,500 square feet or less that

2.

Graywater or Rainwater Projects. For projects using treated or

3.

Existing Landscape. All existing landscape over one acre in size may be

complies with the prescriptive measures listed in subsection (H), below, are
exempt from certain submittal requirements for the Landscape
Documentation Package.
untreated graywater or rainwater captured on site, any lot or parcel within the
project that has less than 2,500 square feet of landscape and meets the lot or
parcel’s landscape water requirement (Estimated Total Water Use) entirely
with treated or untreated graywater or through stored rainwater captured on
site is subject only to the requirements of paragraph (H)(6), below.
required to have an irrigation audit under Section 15.04.613.090 (B) if a
property owner proposes an expansion of floor area that is more than 10
percent of existing floor area or structural alterations that exceed 10 percent
of the replacement cost of the building. Restrictions on overspray and runoff
may be imposed as conditions of approval of a discretionary permit in order
to conserve water.

Landscape Documentation Package. A Landscape Documentation Package must
be submitted by the project applicant for review and approval prior to start of
construction. The Landscape Documentation Package must include the following
elements, shown on either plan sheets or supplemental pages:
1.

Project Information Sheet. The plan information must include, but is

not limited to, the following: date; project name; project address, parcel,
and/or lot number(s); total landscape area (square feet) and rehabilitated
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landscape area (if applicable); project type (e.g., new, rehabilitated, public,
private, public, private, cemetery, homeowner-installed); water supply type
(e.g., potable, recycled, well) and identification of the local retail water
purveyor if the project applicant is not served by a private well; checklist or
index of all documents in the Landscape Documentation Package; project
contacts information for the project applicant and property owner.

C.
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2.

A Landscape Design Plan: see subsection (C), below.

3.

A Water-Efficient Landscape Worksheet: see subsection (D), below.

4.

A Soil Management Plan: see subsection (E), below.

5.

An Irrigation Design Plan: see subsection (F), below.

6.

A Grading Design Plan: see subsection (G), below.

Landscape Design Plan. The Landscape Design Plan must identify all of the
following, to the extent they apply:
1.

Proposed plant locations, species, and sizes.

2.

Location of any existing trees over six inches in diameter at breast height,
each tree’s diameter at breast height, and whether such tree is proposed for
retention or removal.

3.

Recreational areas.

4.

Areas permanently and solely dedicated to edible plants.

5.

Each hydrozone, labeled or identified by number, letter or other method and
noted as low, moderate, high water or mixed water use. Temporarily
irrigated areas of the landscape must be included in the low water use
hydrozone of the water budget calculation. Each hydrozone must have plant
materials with similar water use, with the exception of hydrozones with
plants of mixed water use.

6.

Areas irrigated with recycled water.

7.

Type of mulch and application depth and proposed soil amendments by type
and quantity.

8.

Type and surface area of water features.

9.

Hardscapes (pervious and non-pervious).

10.

Location, installation details, and 24-hour retention or infiltration capacity of
on-site stormwater retention areas.

11.

Any applicable rain harvesting or catchment technologies and their 24-hour
retention or infiltration capacity.

12.

Any applicable graywater discharge piping, system components and area(s) of
distribution.
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13.

D.

In Fire-Prone Areas. A Landscape Design Plan for projects in fire-prone
areas must address fire safety and prevention. A defensible space or zone
around a building or structure is required by the Public Resources Code
Section 4291(a) and (b).

Water Efficient Landscape Calculations and Alternatives. A fully-completed
Water Efficient Landscape Worksheet (available from the Zoning Administrator)2
must contains information on the plant factors, irrigation method, irrigation
efficiency and area associated with each hydrozone and show:
1.

The Estimated Total Water Use (ETWU) allowable for the landscape area
(LA) does not exceed the Maximum Applied Water Allowance (MAWA); and

2.

The evapotranspiration adjustment factor (ETAF) for the landscape project
does not, on average, exceed a factor of 0.55 for residential areas and 0.45 for
non-residential areas, exclusive of Special Landscape Areas (SLA), within the
landscape project, which are calculated using an ETAF of 1.0.
Water efficiency calculations must be calculated as follows:
Maximum Applied Water Allowance (MAWA)

MAWA = (25.92) x [(ETAF x LA) + ((1-ETAF) x SLA)]
Estimated Total Water Use (ETWU)

ETWU
3.

=

25.92

(

PFxHA
IE

+ SLA

)

Variables Used in Water Efficiency Calculations.

a.

Plant Factors (PF). The plant factors range from 0 to 0.1 for very low
water using plants, 0.1 to 0.3 for low water use plants, from 0.4 to 0.6
for moderate water use plants, and from 0.7 to 1.0 for high water use
plants. Any and all water features must be included in the high water
use hydrozone. Any and all temporarily irrigated areas must be
included in the low water use hydrozone.

b.

Landscape Areas (LA). Total Landscape Area, expressed in square feet,
include all areas dedicated to planting, turf, and water features,
excluding footprints of building or structures, sidewalks, driveways,
parking lots, decks, patios, gravel or stone walks, pervious or nonpervious hardscapes, or other non-irrigated areas designated for nondevelopment (e.g., open spaces and existing native vegetation).

c.

Special Landscape Areas (SLA). Special Landscape Areas are areas of
the landscape dedicated solely to edible plants, recreational areas,

The State’s Model Water-efficient Landscape Ordinance includes a sample worksheet, which can be posted
on the City’s website and be a Microsoft Excel for or in other interactive form to make it easy to use.
2

123

Richmond Zoning and Subdivision Regulations Update

areas irrigated with recycled water, or water features using recycled
water.

4.

E.

d.

Irrigation Efficiency (IE). For the purpose of determining Estimated
Total Water Use, the average IE is assumed to be 0.75 for overhead
spray devices and 0.81 for drip system devices.

e.

Hydrozone Area (HA). The square feet in the hydrozone. Note that PF
x HA as used in the formula for calculating ETWU is the sum of the
individual PF and respective HA calculations.

Evapotranspiration Adjustment Factor (ETAF). The ETAF for a

landscape project is calculated based on the plant factors and irrigation
methods selected. The Water Efficient Landscape Worksheet must show that
the average ETAF for Regular Landscape Areas is no greater than 0.55 for
residential areas and 0.45 for non-residential areas. The ETAF for Special
Landscape Areas can be up to 1.0.

Soil Management Report. A Soil Management Report must include:
1.

Analysis of Soil Samples. Soil samples must be submitted to a laboratory

for analysis and recommendations.
a.

Soil sampling must be conducted in accordance with laboratory
protocol, including protocols regarding adequate sampling depth for
the intended plants.

b.

The soil analysis must include:

c.

2.

Soil texture;

ii.

Infiltration rate determined by laboratory test or soil texture
infiltration rate table;

iii.

pH;

iv.

Total soluble salts;

v.

Sodium;

vi.

Percent organic matter; and

vii.

Recommendations

In residential projects with multiple landscape installations, a soil
sampling rate of one in seven lots or approximately 15 percent will
satisfy this requirement. Large landscape projects must sample at a
rate equivalent to one in seven lots.

Timing of Submittal.

a.
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i.

If significant mass grading is not planned, the Soil Management
Report must be submitted as part of the Landscape Documentation
Package.
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b.

If significant mass grading is planned, the Soil Management Report
must be submitted as part of the Certificate of Completion.

3.

Availability of Report to Landscape Professionals. The Soil

4.

Implementation Verification. Verification of implementation of the Soil

Management Report must be made available, in a timely manner, to the
professionals preparing the landscape design and irrigation design plans.
Management Report recommendations must be submitted with the
Certificate of Completion.

F.

Irrigation Design Plan. The Irrigation Design Plan, at a minimum, must contain:
1.

The location and size of separate water meters for landscape;

2.

The location, type and size of all components of the irrigation system,
including controllers, main and lateral lines, valves, sprinkler heads, moisture
sensing devices, rain switches, quick couplers, pressure regulators, and
backflow prevention devices;

3.

Static water pressure at the point of connection to the public water supply;
and

4.

Flow rate (gallons per minute), application rate (inches per hour), and design
operating pressure (pressure per square inch) for each station.

5.

Design Criteria for Hydrozones.

a.

Each valve must irrigate a hydrozone with similar site, slope, sun
exposure, soil conditions, and plant materials with similar water use.

b.

Sprinkler heads and other emission devices must be selected based
on what is appropriate for the plant type within that hydrozone.

c.

Where feasible, trees must be placed on separate valves from shrubs,
groundcovers, and turf to facilitate the appropriate irrigation of trees.
The mature size and extent of the root zone must be considered
when designing irrigation for the tree.

d.

Individual hydrozones that mix plants of moderate and low water
use, or moderate and high water use, may be allowed if:

e.
6.

i.

The plant factor calculation is based on the proportions of
the respective plant water uses and their plant factor; or

ii.

The plant factor of the higher water using plant is used for
calculations.

Individual hydrozones that mix high and low water use plants are not
permitted.

The installation of the water irrigation systems must allow for the current and
future use of recycled water when feasible All recycled water irrigation
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systems must be designed and operated in accordance with all applicable City
regulations and State laws.
7.

System Components.

a.
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Landscape Water Meters. Landscape water meters, defined as either a
dedicated water service meter or private submeter, must be installed
for all non-residential irrigated landscapes of 1,000 square feet or
more and residential irrigated landscapes of 5,000 square feet or
more. A landscape water meter may be either:
i.

A customer service meter dedicated to landscape use
provided by the local water purveyor; or

ii.

A privately owned meter or submeter.

b.

Soil Moisture or Evapotranspiration-Based Irrigation Controllers. Automatic
irrigation controllers utilizing either evapotranspiration or soil
moisture sensor data utilizing non-volatile memory is required for
irrigation scheduling in all irrigation systems.

c.

Pressure Regulating Devices. If the water pressure is below or exceeds the
recommended pressure of the specified irrigation devices, the
installation of a pressure regulating device is required to ensure that
the dynamic pressure at each emission device is within the
manufacturer’s recommended pressure range for optimal
performance.
i.

If the static pressure is above or below the required dynamic
pressure of the irrigation system, pressure-regulating devices
such as inline pressure regulators, booster pumps, or other
devices must be installed to meet the required dynamic
pressure of the irrigation system.

ii.

Static water pressure, dynamic or operating pressure, and
flow reading of the water supply must be measured at the
point of connection. These pressure and flow measurements
must be conducted at the design stage. If the measurements
are not available at the design stage, the measurements must
be conducted at installation.

d.

Weather-Based Irrigation Controllers. Sensors (rain, freeze, wind, etc.),
either integral or auxiliary, that suspend or alter irrigation operation
during unfavorable weather conditions are required on all irrigation
systems, as appropriate for local climatic conditions. Irrigation should
be avoided during windy or freezing weather or during rain.

e.

Manual Shut-Off Valves. Manual shut-off valves (such as a gate valve,
ball valve, or butterfly valve) are required, as close as possible to the
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point of connection of the water supply, to minimize water loss in
case of an emergency (such as a main line break) or routine repair.
f.

Backflow Prevention Devices. Backflow prevention devices are required
to protect the water supply from contamination by the irrigation
system.

g.

Flow Sensors. Flow sensors that detect high flow conditions created by
system damage or malfunction are required for all on non-residential
landscapes and residential landscapes of 5,000 square feet or more.

h.

Master Shut-Off Valves. Master shut-off valves are required on all
projects except landscapes that make use of technologies that allow
for the individual control of sprinklers that are individually
pressurized in a system equipped with low pressure shut down
features.

i.

Prevent Water Waste. The irrigation system must be designed to
prevent runoff, low head drainage, overspray, or other similar
conditions where irrigation water flows onto non-targeted areas, such
as adjacent property, non-irrigated areas, hardscapes, roadways, or
structures.

j.

Irrigation Efficiency (IE). The irrigation system must be designed and
installed to meet, at a minimum, the irrigation efficiency criteria
regarding the Maximum Applied Water Allowance.

k.

Meet ASABE/ICC Standard. All irrigation emission devices must meet
the requirements of the American National Standards Institute
(ANSI) and the American Society of Agricultural and Biological
Engineers’/International Code Council’s (ASABE/ICC) 802-2014
“Landscape Irrigation Sprinkler and Emitter Standard.” All sprinkler
heads must have a documented distribution uniformity low quarter of
0.65 or higher using protocols in ASABE/ICC 802-2014.

l.

Peak Water Operating Demands or Restrictions. It is highly recommended
that the project applicant inquire with the local water purveyor about
peak water operating demands (on the water supply system) or water
restrictions that may impact the effectiveness of the irrigation system.

m.

Mulched Planting Areas. In mulched planting areas, the use of low
volume irrigation is required to maximize water infiltration into the
root zone.

n.

Matched Precipitation Rates. Sprinkler heads and other emission devices
must have matched precipitation rates, unless otherwise directed by
the manufacturer’s recommendations.

o.

Head to Head Coverage. Head to head coverage is recommended.
However, sprinkler spacing must be designed to achieve the highest

127

Richmond Zoning and Subdivision Regulations Update

possible distribution
recommendations.

the

manufacturer’s

Riser-Protection Components. Swing joints or other riser-protection
components are required on all risers subject to damage that are
adjacent to hardscapes or in high traffic areas of turf.

q.

Low Point Drainage. Check valves or anti-drain valves are required on
all sprinkler heads where low point drainage could occur.

r.

Areas Less Than Ten Feet Wide. Areas less than 10 feet in width in any
direction must be irrigated with subsurface irrigation or other means
that produces no runoff or overspray.

s.

Adjacent to Non-Permeable Surfaces. Overhead irrigation is not permitted
within 24 inches of any non-permeable surface. Allowable irrigation
within the setback from non-permeable surfaces may include drip,
drip line, or other low flow non-spray technology. The surfacing of
the setback may be mulch, gravel, or other porous material. These
restrictions may be modified if:
i.

The landscape area is adjacent to permeable surfacing and no
runoff occurs;

ii.

The adjacent non-permeable surfaces are designed and
constructed to drain entirely to landscaping; or

iii.

The irrigation designer specifies an alternative design or
technology and clearly demonstrates strict adherence to
irrigation system design criteria. Prevention of overspray and
runoff must be confirmed during the irrigation audit.

Slopes Greater Than 25 Percent. Slopes greater than 25 percent shall not
be irrigated with an irrigation system with an application rate
exceeding 0.75 inches per hour. This restriction may be modified by
the Zoning Administrator if the landscape designer specifies an
alternative design or technology, and clearly demonstrates no runoff
or erosion will occur. Prevention of runoff and erosion must be
confirmed during the irrigation audit.

The Grading Design Plan.
1.
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p.

t.

G.

uniformity

The Grading Design Plan must indicate finished configurations and
elevations of the landscape area, including:
a.

Height of graded slopes;

b.

Drainage patterns;

c.

Pad elevations;

d.

Finish grade; and

Series 600: General Standards

e.
2.

H.

Stormwater retention improvements, if applicable.

To prevent excessive erosion and runoff, project applicants may be required
to:
a.

Grade so that all irrigation and normal rainfall remains on-site and
does not drain on to non-permeable hardscapes;

b.

Avoid disruption of natural drainage patterns and undisturbed soil;
and

c.

Avoid soil compaction in landscape areas.

Prescriptive Compliance Option for Smaller Sites. Landscape projects that
involve 2,500 square feet or less of landscape area may be approved through a
Zoning Compliance review if the applicant meets all of the following requirements.
Under this procedure, no landscape design plan needs be prepared, and requirements
for a water-efficient landscape worksheet, a soil management plan, an irrigation
design plan, and a grading design plan are waived.
1.

Submit a Prescriptive Compliance Landscape Documentation Package that
includes the following elements:
a.

Date;

b.

Project applicant;

c.

Project address (if available, parcel and/or lot number(s));

d.

Total landscape area (square feet), including a breakdown of turf and
plant material;

e.

Project type (e.g., new, rehabilitated, public, private, cemetery,
homeowner-installed);

f.

Water supply type (e.g., potable, recycled, well) and identification of
the local retail water purveyor if the applicant is not served by a
private well;

g.

Contact information for the project applicant and property owner;
and

h.

Applicant signature and date with statement, “I agree to comply with
the requirements of the prescriptive compliance option of the City of
Richmond’s Water-Efficient Landscape Regulations.”

2.

Incorporate compost at a rate of at least four cubic yards per 1,000 square
feet to a depth of six inches into landscape area (unless contraindicated by a
soil test);

3.

Use plant material as follows:
a.

For residential areas, install climate adapted plants that require
occasional, little or no summer water (average WUCOLS plant factor
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0.3) for 75 percent of the plant area, excluding edibles and areas using
recycled water;
b.

4.

Apply a minimum three-inch layer of mulch on all exposed soil surfaces of
planting areas except in turf areas, areas receiving closely spaced plugs as a
lawn alternative, or direct seeding applications where mulch is
contraindicated.

5.

Turf must comply with all of the following:

6.
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For non-residential areas, install climate adapted plants that require
occasional, little or no summer water (average WUCOLS plant factor
0.3) for 100 percent of the plant area, excluding edibles and areas
using recycled water;

a.

Turf shall not exceed 25 percent of the landscape area in residential
and mixed-use areas with residential dwellings;

b.

Turf is prohibited in non-residential areas;

c.

Turf shall not be planted on sloped areas that exceed a slope of one
foot vertical elevation change for every four feet of horizontal length;
and

d.

Turf is prohibited in parkways less than 10 feet wide, unless the
parkway is adjacent to a parking strip and used to enter and exit
vehicles. Any turf in parkways must be irrigated by sub-surface
irrigation or by other technology that creates no overspray or runoff.

Irrigation systems must comply with all of the following:
a.

Automatic irrigation controllers are required and must use
evapotranspiration or soil moisture sensor data and utilize a rain
sensor.

b.

Irrigation controllers must be of a type that does not lose
programming data in the event the primary power source is
interrupted.

c.

Pressure regulators must be installed on the irrigation system to
ensure the dynamic pressure of the system is within the
manufacturers recommended pressure range.

d.

Manual shut-off valves (such as a gate valve, ball valve, or butterfly
valve) must be installed as close as possible to the point of
connection of the water supply.

e.

All irrigation emission devices must meet the requirements set in the
American National Standards Institute standard, American Society of
Agricultural and Biological Engineers’/International Code Council’s
(ASABE/ICC) 802-2014 “Landscape Irrigation Sprinkler and
Emitter Standard.” All sprinkler heads installed in the landscape must
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document a distribution uniformity low quarter of 0.65 or higher
using the protocol defined in ASABE/ICC 802-2014.
f.

Areas less than 10 feet in width in any direction must be irrigated
with subsurface irrigation or other means that produces no runoff or
overspray.

7.

For non-residential projects with landscape areas of 1,000 square feet or
more, a private submeter(s) to measure landscape water use shall be installed.

8.

At the time of final inspection, the applicant must provide the owner of the
property with a certificate of completion, certificate of installation, irrigation
schedule, and a schedule of landscape and irrigation maintenance.

15.04.613.070 Certificate of Completion
A Certificate of Completion, in the form specified by the Zoning Administrator3, must be
submitted to the Zoning Administrator upon completion of the installation.
A.

The Certificate of Completion must include the following six elements:
1.

B.

3

Project information sheet that contains:
a.

Date;

b.

Project name;

c.

Project applicant name, telephone, and mailing address;

d.

Project address and location; and

e.

Property owner name, telephone, and mailing address;

2.

A Landscape Installation Certification of Completion that includes
certification by a landscape professional that the project was installed per the
approved Landscape Documentation Package. Where there have been
significant changes made in the field during construction, “as-built” or record
drawings must be included with the Certificate;

3.

Irrigation scheduling parameters used to set the controller;

4.

Landscape and irrigation maintenance schedule;

5.

Irrigation Audit Report; and

6.

Soil Management report, if not submitted with Landscape Documentation
Package, and documentation verifying implementation of soil report
recommendations.

The project applicant must submit the signed Certificate of Completion to the
Zoning Administrator for review; and ensure that copies of the approved Certificate

The State’s Model Water-efficient Landscape Ordinance includes a sample certificate.
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of Completion are submitted to the local water purveyor and to the property owner
or his or her designee.
C.

The Zoning Administrator will approve or deny the Certificate of Completion within
ten days of receipt. If the Certificate of Completion is denied, the Zoning
Administrator must provide information to the project applicant regarding
deficiencies noted and appeal procedures.

15.04.613.080

Post-Installation Irrigation Scheduling

For the efficient use of water, all irrigation schedules must be developed, managed, and
evaluated to utilize the minimum amount of water required to maintain plant health.
Irrigation schedules must meet the following criteria:
A.

Irrigation scheduling must be regulated by automatic irrigation controllers.

B.

Overhead irrigation must be scheduled between 8:00 p.m. and 10:00 a.m. unless
weather conditions prevent it. Operation of the irrigation system outside the normal
watering window is allowed for auditing and system maintenance or if required by
the water purveyor.

C.

Attention must be paid to irrigation run times, emission device, flow rate, and
current reference evapotranspiration, so that the applied water meets the Estimated
Total Water Use (ETWU). Total annual applied water must be less than or equal to
the Maximum Applied Water Allowance (MAWA).

D.

Parameters used to set the automatic irrigation controller must be developed and
submitted with the Certificate of Completion for each of the following:

E.

a.

The plant establishment period;

b.

The established landscape; and

c.

Temporarily irrigated areas.

A diagram of the irrigation plan showing hydrozones must be kept with the irrigation
controller.

15.04.613.090 Maintenance and Irrigation Audit Reporting
A.
Landscape and Irrigation Maintenance.

B.
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1.

A regular maintenance schedule must be submitted with the Certificate of
Completion. This schedule must address routine inspections; auditing,
adjustment and repair of the irrigation system and its components; aerating
and dethatching turf areas; topdressing with compost, replenishing mulch;
fertilizing; pruning; weeding in all landscape areas, and removing
obstructions to emission devices.

2.

Repair of all irrigation equipment must be done with the originally installed
components or their equivalents or with components with greater efficiency.

Irrigation Audit Report.

Series 600: General Standards

1.

After completion of the installation, a landscape irrigation audit must be
conducted by a City landscape irrigation auditor or a third party certified
landscape irrigation auditor and submitted with the Certificate of
Completion.

2.

Landscape audits shall not be conducted by the person who designed the
landscape or installed the landscape.

3.

In large projects or projects with multiple landscape installations, an auditing
rate of one in seven lots or approximately 15 percent will satisfy this
requirement.

4.

The irrigation audit report may include, but is not limited to: inspection,
system tune-up, system test with distribution uniformity, reporting overspray
or run off that causes overland flow, and preparation of an irrigation
schedule, including configuring irrigation controllers with application rate,
soil types, plant factors, slope, exposure, and any other factors necessary for
accurate programming.

15.04.613.100 Model Homes
All model homes that are landscaped must use signs and written information to demonstrate
the principles of water efficient landscapes described in this Article.
A.

Signs must be used to identify the model home as an example of water efficient
landscaping, featuring elements such as hydrozones, irrigation equipment, and others
that contribute to the overall water efficient theme. Signage must include
information about the site water use as designed per this Article; specify who
designed and installed the water efficient landscape; and demonstrate low water use
approaches to landscaping such as using native plants, graywater systems, and
rainwater catchment systems.

B.

Information must be provided about designing, installing, managing, and maintaining
water efficient landscapes.
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Article 15.04.614
To come.
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DEFINITIONS
Abutting or Adjoining. Having a common boundary, except that parcels having no
common boundary other than a common corner shall not be considered abutting.
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.
Affordable Housing Cost. Affordable housing cost means the cost defined in

California Health and Safety Code Section 50052.5 for owner-occupied housing and
Section 50053 for rental housing.

Density Bonus. A density increase over the otherwise maximum allowable

residential density under the applicable zoning district.
Housing Unit. A dwelling unit.

Inclusionary Unit. A housing unit intended for sale or rental, with a purchase

price or rent that is affordable for a specified household income group.
Initial Subsidy. The initial subsidy is equal to the fair market value of the home at

the time of initial sale minus the initial sale price to the moderate-income household,
plus the amount of any down payment assistance or mortgage assistance.
In-lieu Fee. A fee paid as an alternative to the provision of inclusionary units.

Share of Appreciation. The proportionate share of
appreciation is equal to the ratio of the initial subsidy to the fair market value of the
home at the time of initial sale.
Proportionate

Resale Control. A mechanism by which affordable housing units will be retained

in the extremely low, very low, low or moderate-income housing stock for a specified
term.
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Senior Citizen. A qualifying resident 62 years of age or older, or 55 years of age or

older in a senior citizen housing development.

Senior Citizen Housing Development. A residential development developed,

substantially rehabilitated, or substantially renovated for senior citizens that has at
least 35 dwelling units.
Alley. A public way permanently reserved primarily for secondary vehicular service access to
the rear or side of properties otherwise abutting on a street.
Alteration. Any change, addition or modification that changes the exterior architectural
appearance or materials of a structure or object. Alteration includes changes in exterior
surfaces, changes in materials, additions, remodels, demolitions, and relocation of buildings
or structures, but excludes ordinary maintenance and repairs.
Balcony. A platform that projects from the wall of a building 30 inches or more above
grade that is accessible from the building’s interior, is not accessible from the ground and is
not enclosed by walls on more than two sides.
Bay Window. A window or a series of windows forming a bay in a room and projecting
outward from the exterior wall.
Bedroom. Any room having the potential of being a bedroom and meeting the standards of
the California Building Code as a sleeping room.
Bicycle-Parking Related Terms.
Abandoned Bicycle. A bicycle that has been parked continuously in one place for

at least two weeks in short-term parking or at least one month in long-term parking,
excluding seasonal bicycle storage as agreed upon between the property owner and
the bicycle owner.
Bicycle. A device propelled by human power upon which a person may ride, having

two wheels one behind the other, at least one wheel being at least 13 inches in
diameter.

Bicycle Locker. An enclosure that can be locked for the safe keeping of a bicycle,

made of theft-resistant material, with a lockable door that opens the full width and
height of the locker, with no exposed fittings or connectors.

Bicycle Parking Space. A paved, level, drained, lighted area for the parking of

one bicycle.
Fixed. Mounted so the rack element cannot be stolen; anchored in the pavement or

a structure with vandal-resistant fasteners such as, but not limited to, embedded
mounting in poured-in-place concrete, recessed bolt heads or grouted-in anchoring.
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Long-Term Bicycle Parking. Bicycle parking intended for the primary use of

residents, employees and others who park bicycles for four hours or more.

Publicly Accessible. In an area that is visible from a right-of-way and open to the

general public.

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.

Block. Property bounded on all sides by a public right-of-way.
Civil Code. The Civil Code of the State of California.
Deck. A platform, either freestanding or attached to a building, that is supported by pillars
or posts.
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.
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.
Facade. 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.
Fence-Related Terms.
Fence. A barrier that functions as a means of protection or confinement or obscures

sight to provide privacy, including a wall, hedge, or structure made of metal, wood or
similar material.
Opacity. The proportion of a fence construction that is opaque, including pilasters

and pickets.

Floor Area. The total horizontal enclosed area of all the floors below the roof and within
the outer surface of the walls of a building or structure, including basements, mezzanines,
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interior balconies, and upper stories or levels in a multistory building unless otherwise
stipulated.
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.
Hazardous Materials. Any material, including any substance, waste, or combination
thereof, which because of its quantity, concentration, or physical, chemical, or infectious
characteristics may cause, or significantly contribute to, a substantial present or potential
hazard to human health, safety, property, or the environment when improperly treated,
stored, transported, disposed of, or otherwise managed.
Health and Safety Code. The Health and Safety Code of the State of California.
Household Income Types.
Extremely Low Income Household. A household of extremely low income as

defined in Section 50106 of the Health and Safety Code.
Low Income Household. Households of lower income as defined in Section

50079.5 of the Health and Safety Code.

Moderate Income Household. Households of moderate income as defined in

Section 50093 of the Health and Safety Code.
Very Low Income Household. Households of very low income as defined in

Section 50105 of the Health and Safety Code.

Housing Authority. The Housing Authority of the City of Richmond.
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.
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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
specifically designed to apply small volumes of water slowly at or near the root zone
of plants.
Effective Precipitation or “Usable Rainfall” (Eppt). The portion of total

precipitation which becomes available for plant growth.

Emitter. A drip irrigation emission device that delivers water slowly from the

system to the soil.

Established Landscape. The point at which plants in the landscape have

developed significant root growth into the soil. Typically, most plants are established
after one or two years of growth.
Establishment Period. The first year after installing the plant in the landscape or

the first two years if irrigation will be terminated after establishment.

Estimated Total Water Use (ETWU). The total water used for the landscape.
ET Adjustment Factor. A factor of 0.55 for residential areas and 0.45 for non-

residential areas, that, when applied to reference evapotranspiration, adjusts for plant
factors and irrigation efficiency, two major influences upon the amount of water that
needs to be applied to the landscape.
Evapotranspiration Rate. The quantity of water evaporated from adjacent soil

and other surfaces and transpired by plants during a specified time.

Flow Rate. The rate at which water flows through pipes, valves and emission

devices, measured in gallons per minute, gallons per hour, or cubic feet per second.

Flow Sensor. An inline device installed at the supply point of the irrigation system

that produces a repeatable signal proportional to flow rate.
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Graywater. Untreated wastewater that has not been contaminated by any toilet

discharge, has not been affected by infectious, contaminated, or unhealthy bodily
wastes, and does not present a threat from contamination by unhealthful processing,
manufacturing, or operating wasters. “Graywater” includes, but is not limited to,
wastewater from bathtubs, showers, bathroom washbasins, clothes washing
machines, and laundry tubs, but does not include wastewater from kitchen sinks or
dishwashers.
Hydrozone. A portion of the landscaped area having plants with similar water

needs. A hydrozone may be irrigated or non-irrigated.

Infiltration Rate. The rate of water entry into the soil expressed as a depth of

water per unit of time (e.g., inches per hour).
Invasive Plant Species. Species of plants not historically found in California that

spread outside cultivated areas and can damage environmental or economic
resources.
Irrigation Efficiency. The measurement of the amount of water beneficially used

divided by the amount of water applied.

Irrigation Survey. An evaluation of an irrigation system that is less detailed than

an irrigation audit. An irrigation survey includes, but is not limited to: inspection,
system test, and written recommendations to improve performance of the irrigation
system.
Irrigation Water Use Analysis. An analysis of water use data based on meter

readings and billing data.

Landscape Area. All the planting areas, turf areas, and water features in a

landscape design plan. The landscape area does not include footprints of buildings or
structures, sidewalks, driveways, parking lots, decks, patios, gravel or stone walks,
other pervious or non-pervious hardscapes, and other non-irrigated areas designated
for non-development (e.g., open spaces and existing native vegetation).
Landscape Contractor. A person licensed by the state of California to construct,

maintain, repair, install, or subcontract the development of landscape systems.

Landscape Water Meter. An inline device installed at the irrigation supply point

that measures the flow of water into the irrigation system and is connected to a
totalizer to record water use.
Lateral Line. The water delivery pipeline that supplies water to the emitters or

sprinklers from the valve.
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Low Volume Irrigation. The application of irrigation water at low pressure

through a system of tubing or lateral lines and low-volume emitters such as drip, drip
lines, and bubblers.

Maximum Applied Water Allowance. The upper limit of annual applied water

for the established landscaped area.

Microclimate. The climate of a small, specific area that ma y contrast with the

climate of the overall landscape area due to factors such as wind, sun exposure, plant
density, or proximity to reflective surfaces.
Mulch. Any organic material such as leaves, bark, straw, compost, or inorganic

mineral materials such as rocks, gravel, and decomposed granite left loose and
applied to the soil surface for the beneficial purposes of reducing evaporation,
suppressing weeds, moderating soil temperature, and preventing soil erosion.
Operating Pressure. The pressure at which the parts of an irrigation system are

designed by the manufacturer to operate.

Overhead Sprinkler Irrigation Systems. Systems that deliver water through

the air (e.g., spray heads and rotors).

Pervious. Any surface or material that allows the passage of water through the

material and into the underlying soil.

Plant Factor or “Plant Water Use Factor”. A factor that estimates the amount

of water needed by plants. Plant factors are derived from the University of California
publication “Water Use Classification of Landscape Species” known as (WUCOLS).
Plant factors may also be obtained from horticultural researchers from academic
institutions or professional associations.
Precipitation Rate. The rate of application of water measured in inches per hour.
Rain Sensor. A component of an irrigation system that automatically suspends an

irrigation event when it rains.

Recycled Water. Treated or recycled waste water of a quality suitable for

nonpotable uses such as landscape irrigation and water features.

Evapotranspiration (ETo). A standard measurement of
environmental parameters that affect the water use of plants. ETo is expressed in
inches per day, month, or year, and is an estimate of the evapotranspiration of a large
field of four- to seven-inch tall, cool-season grass that is well watered.
Reference

Runoff. Water which is not absorbed by the soil or landscape to which it is applied

and flows from the landscape area. For example, runoff may result from water that is
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applied at too great a rate (application rate exceeds infiltration rate) or when there is
a slope.
Soil Moisture Sensing Device. A device that measures the amount of water in

the soil. The device may also suspend or initiate an irrigation event.

Special Landscape Area. An area of the landscape dedicated solely to edible

plants, recreational areas, areas irrigated with recycled water, or water features using
recycled water.
Sprinkler Head. A device that delivers water through a nozzle.
Station. An area served by one valve or by a set of valves that operate

simultaneously.

Swing Joint. An irrigation component that provides a flexible, leak-free connection

between the emission device and lateral pipeline to allow movement in any direction
and to prevent equipment damage.
Turf. A ground cover surface of mowed grass.
Valve. A device used to control the flow of water in the irrigation system.
Water Conserving Plant Species. A plant species identified as having a very low

or low plant factor.

Water Feature. A design element where open water performs an aesthetic or

recreational function. Water features include ponds, fountains, artificial streams,
spas, and swimming pools (where water is artificially supplied). Constructed wetlands
used for on-site wastewater treatment or stormwater retention that are not irrigated
are not water features.
Watering Window. The time of day irrigation is allowed.
WUCOLS. The Water Use Classification of Landscape Species published by the

University of California Cooperative Extension, the Department of Water Resources
and the Bureau of Reclamation, 2000.
Lighting-Related Terms.
Color Rendition. Ability of a light source to show true colors as seen outdoors in

sunlight.

Display Lot or Area. Outdoor areas where active nighttime sales activity occurs

and where accurate color perception of merchandise by customers is required.
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Includes display areas for automobile sales, boat sales, tractor sales, building supply
sales, gardening or nursery sales, and swap meets.
Flood Lamp. A specific form of lamp designed to direct its output in a specific

direction (a beam) with a reflector formed from the glass envelope of the lamp itself,
and with a diffusing glass envelope.
Fully Shielded Light Fixture. A lighting fixture constructed in such a manner

that all light emitted by the fixture, either directly from the lamp or a diffusing
element, or indirectly by reflection or refraction from any part of the luminaire, is
projected below the horizontal.
Glare. The sensation produced by a bright source within the visual field that is

sufficiently brighter than the level to which the eyes are adapted to cause annoyance,
discomfort, or loss in visual performance and visibility; blinding light.
Illuminance. The amount of light falling onto a unit area of surface - measured in

lumens per square foot (footcandles).

Light Trespass. Light falling where it is not wanted or needed, typically across

property boundaries.

Lumen. Unit used to measure the amount of light emitted by lamps.
Luminaire. The complete lighting assembly (including the lamp, housing,

reflectors, lenses and shields), less the support assembly (pole or mounting bracket);
a light fixture.
Lux. A unit of illuminance. One lux equals approximately 0.1 footcandles.
Opaque. Opaque means that a material does not transmit light from an internal

illumination source.
Outdoor Light Fixture. An outdoor illuminating device, outdoor lighting or

reflective surface, luminous tube, lamp or similar device, permanently installed or
portable, used for illumination, decoration, or advertisement.

Searchlight. A lighting assembly designed to direct the output of a contained lamp

in a specific tightly focused direction (a beam) with a reflector located external to the
lamp, and with a swiveled or gimbaled mount to allow the assembly to be easily
redirected.
Spot Lamp. A specific form of lamp designed to direct its output in a specific

direction (a beam) with a reflector formed from the glass envelope of the lamp itself,
and with a clear or nearly clear glass envelope.
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Lot Area. The area of a lot measured horizontally between bounding lot lines.
Lot Coverage. The portion of a lot that is covered by structures, including principal and
accessory buildings, garages, carports, and roofed porches, but not including unenclosed and
unroofed decks, landings, or balconies.
Major Transit Stop. A site containing an existing rail transit station, a ferry terminal served
by either a bus or rail transit service, or the intersection of two or more major bus routes
with a frequency of service interval of 15 minutes or less during the morning and afternoon
peak commute periods.
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 Structure. A building or structure, or portion thereof, which was lawfully
erected or altered or maintained, but which, because of the application of the Zoning
Regulations to it, no longer conforms to the specific regulations applicable to the zoning
district in which it is located.
Nonconforming Use. The use of a building, structure, or site, or portion thereof, which
was lawfully established and maintained, but which, because of the application of this
Ordinance to it, no longer conforms to the specific regulations applicable to the zoning
district in which it is located. See Chapter TBD, Nonconforming Uses, Structures, and Lots.
Peak Hour. The hour when the greatest daily traffic volume occurs; this generally occurs
during morning and afternoon commute times. Traffic counts are obtained during AM and
PM peak periods, and the volume from the heaviest hour of AM or PM traffic is used to
define the peak hour for those time periods.
Public Resources Code. The Public Resources Code of the State of California.
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Right-of-Way. A strip of land acquired by reservation, dedication, forced 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.
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.
Setback. The area between a property line and a building or structure which must be kept
clear or open.
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.
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 that defines a driver's view of approaching, merging or
intersecting traffic.
Site. A lot, or group of contiguous lots, that is proposed for development in accordance
with the provisions of this ordinance and is in a single ownership or under unified control.
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.
Structure. Anything constructed or erected, the use of which requires location on the
ground or attachment to something having location on the ground.
Structure, Accessory. A detached subordinate structure, used only as incidental to

the main structure on the same lot.

Structure, Primary (Structure, Main). A structure housing the principal use of

a site or functioning as the principal use.
TDM. Transportation Demand Management.
TMA. Transportation Management Association

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.
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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 gross 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.
Visible. Noticeable by a person of normal height walking on a street or sidewalk two years
after installation of any planting intended to screen a view.
Yard. An open space other than a court on a lot that is unoccupied and unobstructed from
the ground upward, except as otherwise permitted by this title.
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APPENDIX A: GUIDELINES FOR
ESTABLISHING PEAK HOUR TRIP
CREDITS FOR TDM MEASURES
All new developments subject to the TDM program is required to show a 15 percent reduction
in peak hour vehicle trips from ITE standard rates. Peak hour is defined as the hour when
greatest traffic volume occurs; it generally occurs during morning and afternoon commute
times. Traffic counts are obtained during a.m. and p.m. peak periods and the volume from the
heaviest hour of a.m. or p.m. traffic is used to define peak hour for those time periods.
Transportation Demand
Management

Number of Peak Hour Trips Credited

Rationale

Secure bicycle storage

One peak hour trip will be credited
for every 3 new bike lockers/racks
installed and maintained.
Lockers/racks must be installed
within 100 feet of the building.

Experience has shown that
bicycle commuters will average
using this mode one- third of the
time, especially during warmer
summer months.

Showers and changing
rooms

Five peak hour trips will be credited
for each new combination shower
and changing room installed. An
additional 5 peak hour trips will be
credited when installed in
combination with at least 5 bike
lockers

5 to 1 ratio based on cost to
build and the likelihood that
bicycle utilization will increase.

Operation of a dedicated
shuttle service during the
peak period to a rail station

One peak hour trip will be credited
for each peak-hour round trip seat
on the shuttle. Increases to two trips
if a Guaranteed Ride Home Program
is also in place.

Yields a one-to-one ratio (one
seat in a shuttle equals one auto
trip reduced); utilization
increases when a guaranteed
ride home program is also made
available.

Guaranteed Ride Home
Program

One peak hour trip will be credited
for each 10% of site commuters who
reported using non-auto or highoccupancy vehicle (HOV) modes of
transportation as their “primary mode
of transportation” to/from work on
the most recent employee
transportation survey.

The availability of a guaranteed
ride home will have greater
impact at employment sites that
have a lower share of employees
who regularly commute by
driving alone. Yield’s an effective
10% increase in the percentage
of commuters choosing not to
drive alone.
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Transportation Demand
Management

Number of Peak Hour Trips Credited

Rationale

Charging employees for
parking

Two peak hour trips will be credited
for each parking spot charged out at
least $20 per month for one year.

Two to one ratio reflects the
relative importance of parking
charges for vehicle trip
reduction.

Subsidizing transit tickets
for employees

One peak hour trip will be credited
for each transit pass that is subsidized
at least $20 per month for one year.
One additional trip will be credited if
the subsidy is increased to $75 for
parents using transit to take a child to
childcare enroute to work.

Yields a one-to-one ratio (one
transit pass equals one auto trip
reduced).

Subsidizing
pedestrians/bicyclists who
commute to work

One peak hour trip will be credited
for each employee that is subsidized
at least $20 per month for one year.

Yields a one-to-one ratio (One
pedestrian/bicyclist equals one
auto trip reduced).

Creation of preferential
parking for carpoolers

One peak hour trips will be credited
for each parking spot reserved.

Yields a one-to-one ratio (one
reserved parking spot equals a
minimum of one auto trip
reduced).

Creation of preferential
parking for vanpoolers

2 peak hour trips will be credited for
each parking spot reserved.

Preferential parking provides an
added incentive to commute by
vanpool (this credit assumes that
1-2 passengers per van would
otherwise have chosen to drive
alone, were it not for the
preferential parking.

Implementation of a
vanpool program

Five peak hour trips will be credited
for each vanpool arranged by a
specific program operated at the site
of the development.

The average van capacity is
seven. This credit assumes that
at least five of seven passenger
trips taken by vanpool during the
peak hour represent trips that
would otherwise be taken by
driving alone.
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Transportation Demand
Management

Number of Peak Hour Trips Credited

Rationale

Operation of a commute
assistance center, offering
on site, one stop shopping
for transit and commute
alternatives information

One peak hour trip will be credited
for each feature added to the
information center; and an additional
one peak hour trip will be credited
for 40 employees on site. Features
may include:

Short of there being major
disincentives to driving, having
an on-site TDM program
offering commute assistance is
fundamental to an effective TDM
program.

•

Transit information brochure
rack with maps and schedules

•

Real-time transit arrival/next
bus/train information display

•

On-site transit ticket sales

•

Educational programs to support
commute alternatives

Survey Employees to
examine use and best
practices

Two peak hour trips will be credited
for a survey developed to be
administered twice yearly

Professional best estimate with
the goal of finding best practices
to achieve the mode shift goal.

Parking cash out program

One peak hour trip will be credited
for each parking spot where the
employee is offered and takes a cash
payment in return for not using
parking at the employment site.

Yields a one-to-one ratio (one
cashed out parking spot equals
one auto trip reduced).

Compressed workweek
program

One peak hour trip will be credited
for every 5 employees that are
offered the opportunity to work four
compressed days per week.

Typical participating employees
will take 20% fewer vehicle trips
to the work site each week.

Flextime: Implementation of
an alternate hours
workweek program

One peak hour trip will be credited
for each employee that is offered the
opportunity to work staggered work
hours.

Employees working alternative,
or non-conventional work hours
are assumed to be commuting
to/from the worksite outside of
the observed hours of peak
demand for access to/from the
site.

On-site amenities

Five peak hour trips will be credited
for each feature added to the job site.
Features may include:

Professional “best estimate.”
Assumes vehicle trip reduction
resulting from internal capture,
wherein commuters visit
multiple establishments on each
trip.

Child care services

•

banking

•

grocery shopping

•

clothes cleaning

•

exercise facilities

•

child care center

One trip will be credited for every
two child care slots at the job site.

Professional “best estimate.”
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Transportation Demand
Management

Number of Peak Hour Trips Credited

Rationale

Shared parking

Five peak hour trips will be credited
for every 50 parking spaces subject to
an agreement with an existing
development to share existing
parking.

Shared parking encourages
internal capture, with circulation
and visitation to multiple
establishments made by nonauto mode.

Participate
in/create/sponsor a
Transportation
Management Association

Five peak hour trips will be credited
for every 200 employees at an
organization participating in a TMA.

Generally acceptable TDM
practices. A TMA can help
promote, administer, and
implement

150

