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ORDINANCE NO. 646

AN ORDINANCE OF THE CITY OF SONORA REPEALING THE EXISTING TITLE 16, AND ADDING
A NEW TITLE 16 OF THE SONORA MUNICIPAL CODE REGARDING SUBDIVISIONS.

The City Council of the City of Sonora does ordain as follows:
Section 1: Title 16 of the Sonora Municipal Code is nhereby repealed.

Section 2: There is hereby added to the Sonora Municipal Code Title 16, Subdi-
visions, which is to read consistent with the provisions of "Attachment A"

to this Ordinance.

This Ordinance shall take effect thirty (30) days after its final passage, and
shall be published and posted pursuant to Government Code Section 39633.

Introduced and read at a regular meeting of the City Council of the City of
Sonora, California, duly and regularly held on July 5, 1988, and passed and adopted
as an Ordinance of said City at a regular meeting of said Council held on July

18, 1988, by the following vote:

AYES: Councilmen Donald A. Calvert, Jim W. Hildreth, John F. Rucker. Ronald

E. Stearn and Mayor Jack T. Cassinetto.

NOES : None.

ABSENT OR ABSTAIN: None.

Signed and approved on: July 18, 1988. .
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Ja KT, Cass1netto, Ma/or
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ATTEST: M/J b ( .

Betty M. Casyle, City C;erk

Dates of Publication: July 22, 1988. The Union Democrat, Sonora, CA



ATTACHMENT A

TITLE 16
SUBDIVISIONS
CHAPTERS
16.01 GENERAL PROVISIOKS
16,02 DEFINITIONS
16.03 SUBDIVISION MAP APPLICATION PROCESS
16.04 DEDICATIONS AND IMPROVEMENTS
16.05 CONDOMINIUMS
16.06 CONVERSIONS OF RENTAL HCUSING TO COMMUNITY HOUSING PROJECTS
16.07 REVERSIONS TO ACREAGE
16.08 CORRECTIONS AND AMENDMENTS OF MAPS
16,09 ENFORCEMENT AND REMEDIES
16.10 LOT OR PARCEL MERGERS
16.11 VALIDITY AND CONFLICT

16.12 EFFECTIVE DATE



CHAPTER 16.01
GENERAL PROVISIONS

SECTIONS
16,071,010 SHORT TITLE
16.01,020 AUTHORITY AND PURPOSFE
16.01.030 APPLICABTLITY
16,01,040 MODIFICATION OF REQUIREMENTS

16,01.010 SHORT TITLE

This title may be referred to as the "Sonora Subdivision Ordinance",
16,01.020 AUTHORITY AND PURPOSE

This title is enacted pursuant to the provisions of Division 2, Title 7,
of the California Government Code, commencing with Section 66410, known as
"the Subdivision Map Act", This title is adopted to regulate subdivisions .of
land as defined herein and to require the proﬁisiqn of certain.-prescribed
improvements which are needed as a consequence-of such subdivisions of land,
and in order that the following purposes shall be achieved:

(a) To ensure orderly community development by providing for the
regulation and control of the design and improvement of subdivisions, with
proper consideration for conformance to surrounding land uses, the City of
Sonora General Plan, the California Environmental Quality Act, and the City of
Sonora Zoning Ordinance and other applicable City ordinances;

(b) To ensure that the areasvwithin_subiivisiogg that are dedicated for
public purposes will be properly improved by subdividers so that they will not
become an undue burden on the community; and

(¢) To protect the public and individual transferees from fraud and
exploitation.

(d) To preserve and protect the natural assets of the City’s setting,
including topographic and geologic features, open space lands, recreational
opportunities, and fish and wildlife habitats, through skilled and creative
subdivision design.

16,01,030 APPLICABILITY

Except as specifically excluded by the Subdivision Map Act, this chapter,

or—a-development-agreement-adopted by ordinance of the Couneily the-provisions
of this chapter shall apply to any division of real property wholly or
partially within the incorporated area of the City, and shall govern the
filing, processing, approval, conditional -approval or disapproval of tentative .
tract, final tract, tentative parcel and final parcel-maps and any
modifications thereof., Except as otherwise provided in this chapter and in
the Subdivision Map Act, all subdivisions shall be subject to the same
substantive and procedural requirements. Subdivisions of unincorporated
territory adjacent to the City, shall be subject to these provisions to the
extent permitted and as provided by Government Code Section 66454 of the
State.



CHAPTER 16,02

DEFINITIONS
SECTIONS
16.02.001 PURPOSE AND EFFECT
16.02.002-—  DEFINITIONS
16.02.053

16.02,001 PURPOSE AND EFFECT

The meaning of words and phrases set forth in this chapter shall apply
throughout this title except where the context of such words or phrases
clearly indicates a different meaning. Whenever any words or phrases used in
this title are not defined herein but are defined in the Subdivision Map Act
or in another title within these codes, such definitions shall be deemed
incorporated herein.

16,02,002 ALLEY. A public way permanently reserved primarily for vehicular
service access to the rear or side of properties otherwise abutting on a
street. )

16,02.003 APARTMENT. A building designed for or occupied by two or more
families living independently of each other, but not including boardinghouses
or lodginghouses, hotels, motels, or mobile or trailer homes, condominiums,
community apartments or stock cooperatives.

16.02.004 APARTMENT VACANCY DEFICIENCY., The number of vacant apartments
needed to raise the apartment vacancy rate to three percent.

16,02,005 APARTMENT VACANCY RATE, The number of apartments being offered for
rent or -Y&%se in the City, shown as a percentage of the total number of
apartments both being offered for and actually under rental or lease
agreement,

16,02.006 APARTMENT VACANCY SURPLUS. The number of apartments being offered
for rent or lease in excess of a three percent apartment vacancy rate,

16.02,007 APPLICANT. The owner or owner’'s representative who is identified to
submit and be the liaison with city officials during the processing.of a
tentative subdivision map or other development application. The "applicant"
for subdivision projects is typically also the "subdivider" or "developer”.

16.02,008 ASSOCIATION, The corporation, organization or person owning, main-—
taining, and managing common facilities pursuant to the project”s organiza-
tional documents.

' 16,02.009 BLOCK. The area of land within a subdivision which area is entirely
bounded by streets, highways or ways, except alleys, or the exterior boundary
or boundaries of the subdivisiom. :

16.02.010 CITY BUILDING OFFICIAL, OR BUILDING INSPECTOR, The persomn or city
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department so designated by the City Council.




16,02,011 CITY ENGINEER. The eﬁgineer or engineering firm or authorized
representative thereof hired or appointed by the City Council.,

16,02,012 COMMUNITY DEVELOPMENT DIRECTOR. The person or agency hired or
appointed by the City Council to assist the City in carrying out planning
functions required by State law or local ordinance. "Also referred to. as

"Director".

16.02,013 COMMUNITY HOUSING AND COMMUNITY HOUSING PROJECT.

(a) A condominium project, as defined in Section 1350 of the California
Civil Code, or successor section, containing two or more condominiums, as
defined in Section 783 of the California Civil Code, or successor section;

(b) A community apartment project, as definmed in Section 11004 of the
California Business and Professiomns Code, or successor section, containing two
or more rights of exclusive occupancy; and

(¢) A stock cooperative, as defined in Section 11003.2 of the California
Business and Professions Code, or successor sectiom, containing two or more
rights of exclusive occupancy.

16,02,014 CONDOMINIUM. An estate in real property consisting of an undivided
interest in common in a portion of a parcel of real property together with a
separate interest in space in a residential, industrial, or commercial
building on such real property, such as an apartment, office, or store. A
condominium may include, in addition, a separate interest in other portioms of
such real property.

16,02,015 CONVERSION. A change in the type of owvnership of a parcel or
parcels of land, from a use that is not a community housing or community
housing project use, together with the existing or added structures, _
regardless of the present or prior use of such land and structures or whether
such structures have been previously occupied, to any of the types of _
ownership interest defined above under community housing and community housing,

projects.

'16.02.016 CUL-DE-SAC. A street having only one outlet for vehicular traffic.

16,02.017 DAY(S). Shall mean 24 hour calendar days which includes holidays
and weekends unless otherwise specified.

16,02,018 DESIGN. 1) street alignments, grades and widths; 2) drainage and
gsanitary facilities and utilities, including alignments and grades thereof; 3)
location and size of all required easements and rights—of-way; 4) fire roads

and Fire breaks; 5) 1ot size amd configuration; y—trafficacecess—Fgrading;
9) snow storage areas; 9) land to be dedicated for park or recreatiomal
purposes; and 10) such other specific requirements in the plan and
configuration of the entire subdivision as may be necessary or convenient to
insure conformity to or implementation of the General Plan or any adopted

specific plan.

16,02.019 DEVELOPER. The owner or subdivider with a controlling proprietary
interest in the community housing project, or the person or organization
making application under this chapter. See also "applicant". ' -



16,02,020 DEVELOPMENT AGREEMENT. An agreement duly "entered into pursuant to
Government Code Section 65864 et seq. of the State law.

16,02,021 DEVELOPMENT MORATORIUM. For purposes of this title, a development
moratorium shall include a water or sewer moratorium, or a water and sewer
moratorium, as well as other actions of public agencies which regulate land
use, development, or the provision of services to the land, other than the
public agency with the authority to approve or conditionally approve the
tentative map, which thereafter prevents, prohibits, or delays the approval of
a final or parcel map, A development moratorium is deemed to exist for
purposes of this section for any period of time during which a condition
imposed by the city or county could not be satisfied because the condition was
one which, by its nature, necessitated action by the city or county, and the
city or county either did not take the necessary action or by its own action
or inaction was prevented or delayed in taking the necessary action prior to
expiration of the tentative map. '

16.02.022 ENGINEER, A civil engineer competent to practice civil engineering
as defined in Sectiom 6731 of, and who is registered under the provisions of
the Business and Professions Code of the State of California, who is retained
to provide civil engineering services related to land subdivision.

16,02.023 ENGINEER (SOILS). A civil engineer registered in the State of
California with a speciality and experience in the investigation and analysis

of soils.

16,02,024 ENVIRONMENTAL IMPACT REPORT (EIR). A detailed statement setting
forth the environmental effects and considerations pertaining to a project as
specified in Section 22100 of the California Environmental Quality Act, and
may mean either a draft or a final EIR. -

16.02,025 FINAL MAP, A subdivision map supported by complete surveying data
Prepared in accordance with the subdivision map, the conditions of approval of
the tentative map and in acceptable form for processing and filing for record,

as provided herein.

16,02,026 IMPROVEMENT. Such street work and utilities to be installed, or
_agreed to be installed, by the subdivider on the land to be used for public or
private streets, highways, ways, and easements, as are necessary for the
general use of the lot owners in the subdivision and local neighborhood
traffic and drainage needs as a condition precedent to the approval and
acceptance of the final tract or parcel map thereof. The word "improvement"
shall also refer to such other specific improvements or types of improvements,
the installation of which, either by the subdivider, by public agencies, by
private utilities, by any other entity approved by the City or by a

combination thereof, is necessary or convenient to insure conformity to or
implementation of the General Plan or any applicable specific plan.

16,02,027 LAND SURVEYQR. A person qualified and licensed to practice land
surveying in the State of California as defined in Section 8726 of the

Business and Professions Code. ’



16,02,028 LOT. An area of land éreated or to be created, or established or to
be established for purposes of sale, lease, finance, division of interest or
separate use, separated from other lands by description on a sybdivision map
or parcel map. See also "Parcel",

16,02,029 LOT LINE ADJUSTMENT. A minor shift or rotation of an existing lot
line or other such adjustment where the number of parcels which existed
theretofore remain unchanged on an approved and recorded parcel or parcels of
land as shown on a recorded map or record of survey.

16,02,030 MAJOR SUBDIVISION OR MAJOR LAND DIVISION. A subdivision involving
the creation of five or more lots, units or parcels.

16.02,031 MERGER. The joining of two or more contiguous parcels of land under
one ownership into one parcel,

6,02.Q§ MINOR BOUNDARY SHIFT OR MINOR LOT LINE ADJUSTMENT. See Lot Line
Ad justment.
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16,02,033 MINOR SUBDIVISION OR MINOR LAND DIVISION. A subdivision involving
four or less lots, parcels or units. :
16,02.034 NET AREA. Total land area exclusive of areas within any existing or
proposed public or private street, road, flood control channel, or easement
for ingress or egress and exclusive of the area within any ‘existing or
proposed easement wherein the owner of the lot or parcel is prohibited from
using the surface of the ground. Included in the "net area" is the area lying
within public utility easements except as othervise provided in this Code,
sanitary sewer easements, landscaping easements, public service and tree
maintenance easements.

16,02,035 ORGANIZATIONAL DOCUMENTS. The declaration of restrictions, articles
of incorporation, bylaws, and any contracts for the maintenance, management or
operation of all or any part of the community housing prOJect, including a
proposed pro forma budget.

16,02,036 PARCEL. A lot or a larger piece of land from which, typically,
smaller "lots" may be created.

16,02,037 PARCEL MAP. A map showing a subdivision for which a parcel map is
required under subsection (a), (b), (¢) or (d) of Sectiom 66426 of the
Government Code of the State, and other subsections for which a final map is
not required under the Subdivision Map Act, prepared in accordance with the
provisions of this title and the Subdivision Map Act, and designed to be
recorded in the office of the County Recorder.

16,02.038 PERMANENT DOMESTIC WATER SUPPLY. Potable water in a quantity
sufficient to adequately and continuously supply the total domestic
requirements of all customers and shall include requirements for fire
protection under maximum demand conditioms, to be provided by a system
approved by a public health agency of the State or the county, Potability
shall be determined in accordance with standards established by the State or
the Environmental Health Division of the county or the Federal government.



16,02,039 RECORD OF SURVEY. A map prepared in accordance with provisions of
the Land Surveyors Act to delineate land boundaries, property lines or other
lines or points of survey.

16,02,040 REMAINDER, That portion of an existing parcel which is not included
as part of the subdivided land. The remainder is not considered as part of
the subdivision but must be indicated on the required maps by deed reference
to the existing boundaries of such remainder if the remainder has a gross area

of five (5) acres or more.

16,02,041 REVERSION TO ACREAGE MAP. A map prepared in accordance with
provisions of state law for purposes of reverting previously divided parcels
to acreage, and as otherwise provided herein.
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16,02,042 STATE SUBDIVISION MAP ACT OR MAP ACT. California Government Code
Sections 66410 through 66499.58, '

16,02,043 STREET. A way for vehicular traffic, whether designated as a
street, highway, thoroughfare, road, avenue, drive, or way of any other
designation which has been dedicated for public use and accepted by the

city, or has been laid out and comstructed as a city street, or has been
made a public street or road pursuant to law. It includes public streets
constructed by federal, state and county agencies, but not private streets or

private alleys.

16,02,044 STREET, PRIVATE STREET, A way for vehicular traffic, however
designated, which is not intended or proposed to be accepted by the city,
“and for which any offer of dedication or other offer for acceptance shall be
rejected until such time as specified conditions for acceptance have been

fully complied with.

16,02.045 STREET, ARTERIAL, A street which, because of its design and
location with respect to other streets and other sources of traffic, is used
to carry relatively heavy volumes of traffic through the town and between

districts of the town or as an approach to a freeway,

16.02.046 STREET, COLLECTOR.. A street which, because of its design and
“location with respect to other streets and other sources of traffic, is used
to carry traffic from local streets to arterial streets or frequented

destinations.

16,02.047 STREET, LOCAL. A street which, because of its design and location
with respect to other streets, is used primarily for access to the abutting

properties.

Y

02,048 STOCK COOPERATIVE APARTMENT PROJECT. A stock cooperative as defined
ct

&

vy Section 11003.2 of the Business and Professions Code of the State, where
the "improved real property" referred to in that section is residential real
property including, but not limited to, multifamily residential property, and
where "exc lusive occupancy in a portion of the real property” includes, but is
not limited to, occupancy in a dwelling unit on the property.

o



16,02,049 SUBDIVIDER, A persom, firm, corporation, partnership or association
who proposes to divided, divides or causes to be divided, real property into a
subdivision for himself, or for others, except that employees and comsultants

16.02,050 SUBDIVISION. The division by any subdivider of any unit or units of
any improved or unimproved land or any portion thereof, shown on the latest
equalized county assessment roll as a unit or as contiguous units, for the
purpose of sale, lease or financing, whether immediate or future, except for
leases of agricultural land for agricultural purposes. Property shall be
considered as being contiguous even if separated by roads, streets, utility
easements or railroad rights-of-way., "Subdivision" includes a condominium
project, as defined in Section 783 of the Civil Code of the State, a community
apartment project, as defined in Section 11004 of the Business and Professions
Code of the State or the conversion of five or more existing dwelling units to
a stock cooperative, a stock cooperative apartment project as defined in this
section. Any conveyance of land to a governmental agency, public entity,
public utility or subsidiary of a public utility for conveyance to such public
utility for rights-of-way shall not be considered a division of land for
purposes of computing the number of parcels. Likewise, buildings divided into
apartments, offices, stores, or similar space within apartment buildings,
industrial buildings, commercial buildings, mobile home parks, or trailer
parks for the purpose’ of rent, lease or financing and land dedicated for
cemetery purposes under the Health and Safety Code of the State of California,
are not considered a division of land. As used in this section, "agricultural
purposes" means the cultivation of food or fiber or the grazing or pasturing
of livestock. (See also "Major Subdivision" and "Minor Subdivision™.)

16,02,051 TENTATIVE MAP. A map made for the purpose of showing the design and
improvements of a proposed subdivision and the existing conditions in and

around it.

16,02,052 UNIT. The element of a community housing project which is to be
exclusively owned or occupied individually, and not in common with the owners

of other elements of the project.

16,02,053 VESTING IENTATIVE MAP. A tentative map which is clearly labeled:
"Vesting Tentative Map" in order to assure certain vested development rights

in accordance with Chapter 16.03.090 of this title and Chapter 4.5 of the
- State Subdivision Map Act.




CHAPTER 16,03
SUBDIVISION MAP APPLICATION PROCESSES

SECTIONS
16.03.010 PURPOSE
16.03.020 ENVIRONMENTAL REVIEW
16.03.030 GENERAL PLAN CONSISTENCY
16.03.040 PRELIMINARY DEVELOPMENT PLAN-~ADVISORY OPINION
16.03.050 MAJOR SUBDIVISION--FIVE OR MORE LOTS/UNITS
16.03.060 MINOR SUBDIVISION--FOUR OR LESS LOTS/UNITS
16.03.070 TENTATIVE MAPS—-~FCRM AND CONTENT
16.03.080 TENTATIVE MAPS~~PROCESS
16.03.090 VESTING TENTATIVE MAPS
16.03.100 FINAL MAPS--FORM, CONTENT AND FILING
16.03.110 PARCEL MAPS-~FORM, CONTENT AND FILING

16,03,010 PURPOSE. The purpose of this chapter is to explain the SublelSIOH
map review process as operated by the City of Sonora.

16,03,020 ENVIRONMENTAL -REVIEW. All proposed subdivisions are sub ject to
review for their potential environmental impacts in accordance with the
California Environmental Quality Act (CEQA). The time frames, standards,
conditions and other elements of the Clty s subdivision review process as
described- in this chapter or elsewhere in this title are subject to the CEQA
process. The City of Sonora generally processes environmental review
concurrently with a tentative map application. An environmental initial study
checklist should therefore accompany any tentative map application. The
developer should also be aware that application processing and conditions for
approval could be affected by the requirement of any enviromnmental impact
report, if deemed necessary, and by mitigation measures. Significant environ-
mental impact could also be grounds for denmial of the proposed subdivision.

16,03,030 GENERAL PLAN CONSISTENCY. Before a tentative map application is
accepted as complete for processing in accordance with provisions contained in
Section 16.03.080 of this chapter, the Communlty Development Director shall

‘conduct a General Plan consistency review. The applicant will be advised if
the application is not, in the Director’s opinion, consistent with the General
Plan and if the subdivision application could be revised to be in conformance
with the General Plan or if an application for General Plan amendment should

first be necessary.

16,03,040 PRELIMINARY DEVELOPMENT PLAN--ADVISORY OPINION.

(a) A prellmlnary development plan may be submltted by a developer at
his/her option, to the Planning Coumission for the purposes of receiving an
advisory opinion on the land use, density and other items being proposed.

Such preliminary development plan shall be clearly labeled preliminary and
ghould include a location plan, plot plan showing the approximate location of
lots, buildings, building sizes and use, parking areas, circulation and may
include any special features being proposed. Such plan shall be of sufficient
scale and accuracy to clearly show the intentions of the developer.



(b) A preliminary development plam shall be accompanied by fees
equivalent to one-half the fees normally required for a tentative map,
rezoning or other required City approval. Such application and fees shall
entitle the applicant to one review before the Planning Commission and one
advisory opinion of the land use and density proposed.

(c) - An advisory opinion of the Planning Commission issued on a
preliminary development plan shall not be construed as approval or disapproval
of the project. The purpose of the advisory opinion shall be to provide
assistance and advice to the owner in the preparation of a formal proposal.
Fees for the formal proposal will not be reduced because fees were paid for an
advisory opinion, neither will public hearing requirements or other normal
processing requirements be affected.

16,03,050 MAJOR SUBDIVISION--FIVE OR MORE LOTS OR UNITS. A tentative and
final map shall be required for all divisions of land which are intended to be
divided into five or more parcels, five or more condominiums as defined in
Section 783 of the State Civil Code, a community apartment project containing
five or more parcels, or for the conversion of a dwelling to a stock
cooperative containing five or more dwelling units, except where:

(a) the land before division contains less than five acres, each parcel
created by the division abuts upon a maintained public street or highway and
no dedications or improvements are required by the legislative body, or

(b)Y Each parcel created by the division has a gross area of twenty (20)
acres or more and has an approved access to a maintained public street or

highway, or

(c) The land consists of a parcel or parcels of land having approved
access to a public street or highway which comprises part of a tract of land
zoned for industrial or commercial development and which has the approval of
the governing body as to street alignments and widths, or

(d) Each parcel created by the division has a gross area of not less
than 40 acres or is not less than a quarter sectiom.

' A parcel map shall be required for those subdivisions described in
subdivisions a, b, ¢, and d above.

16.03.060 MINOR SUBDIVISION-~FOUR OR LESS LOTS OR UNITS.

A tentative map and parcel map shall be required for all divisions of
land which create four or less parcels or condominiums, except for:

(a) Divisions of land created by short-term leases (terminable by either
party on not more than thirty (30) days notice in writing) provided, however,
that upen a showing made to the City Engineer based upon substantial evidemnce
that public policy necessitates such a map, this exception shall not apply.

(b) Lot line adjustments, provided:

(1) No additional parcels or building sites have been created,



(2) The adjustment does not create the potential to further divide
either of the two parcels into more parcels than would have been otherwise
possible.

(3) There are no resulting violations of City ordinances or state
lawse.

(¢) When the parcel map is waived by the Planning Commission as provided
by Section 16.,03.110G.

A plat map, in the form of a parcel map or record of survey as required
by the City Engineer, and-a certificate of compliance in accordance with
Chapter 16.09 shall be required for lot- line adjustments, mergers, certifi-
cates of compliance and parcel map waivers, '

16.03.070 TENTATIVE MAPS--FORM AND CONTENT, Fxcept as otherwise provided in
Section 16.03.080 and tentative maps deemed acceptable for review and
consideration by the City of Sonora shall be prepared by a surveyor or
engineer registered with the State of California and shall contain, at
minimum, all of the following: :

(a) - A title which includes the subdivision name and type of subdivision
(major or minor subdivision tentative map).

(b) Name(s), address(es) and phone number(s) of all persons owning any
title or interest in the area to be subdivided together with a statement
signed by each person indicating that he or she is aware of the: proposed
subdivision and: that he or she owns no title-or interest in properties
adjacent to those involved in the subdivision.

(c) Name(s), address(es) and phone number(s) of subdivider and engineer
or surveyor preparing the map.

(d) Date of map, north arrow and scale of map.

(e) Vicinity map, often shown as an inset map of larger scale showing
the boundaries of the property to be subdivided in relation to familiar -
surrounding features such as major roads, highways, or existing developments.

(£) The external boundary of the area to be -subdivided, shown with a
bold line together with approximate bearings and distances of such lines,
The external boundary of any "remainder" that is greater than five (5) acres
need not be shown; however its location shall be indicated together with a
deed reference to the existing record of its boundaries.

(g) - The names of adjacent subdivisions or property owners together with

the zoning or existing land use of such adjacent properties.

(h) Statement concerning existing and proposed land use of the area to
be subdivided.

(i) Statement specifying approximate total area of land or building
space being subdivided, the total number of lots or units proposed and the
average size, the maximum size and the minimum size of each. The approximate
area of any remainder shall also be specified.



(j) Location of existing surface and subsurface structures om or within
twenty~five feet of the area to be subdivided. Buildings or structures
to be modified or removed shall be s¢ indicated.

(k) Existing topography shown as dashed or lightly drawn contour limes.
Contours shall be shown at two foot intervals if the existing ground slope is
less than ten percent and at not less than five foot intervals for existing
ground slopes equal to or greater than ten percent.

(1) All ponds, marsh areas, water courses, wells, drainage facilities or
areas subject to flooding or overflow.

(m) If significant grading or drainage control is proposed, the map or a
separate map shall clearly show the proposed new contour lines at intervals
specified in (k) above and show and/or list the drainage control measures that
are proposed. Proposed cut and fill operations that may affect building
sites, improvements or public health and safety shall be fully disclosed using
commonly acceptable engineering methods.,

(n) Approximate size, location and species of trees or groups of trees
on the property, and identification of any trees proposed to be removed.

(o) The widths, location, identity (by deed reference, if available) and
purpose of all easements either existing or proposed and the locatiom of all
existing or proposed utility installations. Proposed utility service
providers shall be specified.

(p) The approximate lot layout and the approximate dimensions of each
lot and of each building site. Engineering data shall show the preliminary
design of all grading, the approximate elevation of proposed building pads,
the top, toe and ratio of cut and fill slopes to scale, and the number of each

lot,

(q) The location, pavement and right-of-way width, grade and name of
existing streets or highways.

(r) Centerline and edge of pavement location, centerline grades, center-
line radius and arc length of curves, pavement and right-of-way width and name
“of all proposed on-site and off-site streets, alleys and related improvements.
Typical sections of all proposed streets shall be shown or stated,.and their
proposed classification (arterial, collector or local, public or private)

shall be specified.

(8) The location and radius of all curb returmns and cul-de-sacs.

(&) Th
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right angle by more than four degrees.
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(u) Any proposed open space, recreatiom sites, common areas or areas
proposed to be dedicated for open space or recreatiom.
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(v) Drawings and/or lists of all off-site and on~site public
improvements in addition to roads or other items previously
listed which are proposed to be constructed or paid for by the developer.

(w) If the subdivider planms to develop the site as shown on the
tentative map in phases, then he shall show the proposed sequence of
Phasing on the tentative map.

(x) A copy of any conditions, restrictions or covenants affecting the
property to be subdivided or that may be proposed. Preliminary title report
showing the legal owners at the time of filing of the tentative map.

(y) The Community Development Director may waive or modify items
required in this sectiom, if, after consultation with the City Engineer, such
items are found to pertain to conditions unaffected by the proposed
subdivision or to be adequately available in existing records of the City.

(z) The Director may require that the following listed items be
submitted with a tentative map application if conditions so warrant, Nothing
shall preclude a developer from submitting any or all of the following listed
items before the Director has made a formal decision regarding the complete-
ness of the tentative map application. '

(1) Preliminary soils report prepared by licensed civil engineer.

(2) Preliminary engineering geology and/or seismic safety report
prepared by licensed civil engineer and/or registered geologist with expertise
in the appropriate field of study,

(3) Certification in writing from any or all utilities or service
providers that may be involved stating that the proposed subdivision can and
will be adequately served.

16,03.080 TENTATIVE MAP--PROCESS.

A. Application Submittal

l, Tentative Map Application. Two copies of any proposed -
“tentative map shall be submitted to the Community Development Director for
review of its completeness before processing. A complete application shall
consist of the following items: )

a. All items listed in Section 16.03,070 of this chapter;

b. A discussion of the reasons why any of the items listed in

e 1 PRSER RN 9 . K] : L] 1 LI
Sectton—16.03.076 may notbegpplicableand—arenot—incluoded—with—the

tentative map application;

¢c. A filing fee as set forth by resolution of the City
Council; and

d.  An environmental initial study checklist form as provided
by the City, : o

1/



2. City’s Review For Completeness. Not later than thirty (30)
days after the Director has received an application for a tentative map, the

Director shall determine in writing whether the application is complete and
shall immediately transmit the determination to the applicant for the tenta-
tive map. Upon receipt of any resubmittal of the application, a new 30-day
period shall begin during which the Director shall determine the completeness
of the application. If an application is determined not to be complete, the
Director”s determination shall specify those parts of the application which
are incomplete and shall indicate the manner in which they can be made
complete. The Director may disagree with items that the applicant has stated
are not applicable under A~l-a of this section and chapter and may require
that the applicant address such items before the application may be accepted
for processing.

If the application together with the submitted materials are resubmitted
more than one time and the Director determines in each instance that the
application is not complete, the applicant may appeal the Director’s decision
in writing to the Planning Commission. There shall be a written determination
by the Planning Commission within sixty (60) calendar days after receipt of
the applicant”s written appeal. If the written determination is not made '
within the 60 day period, the application with submitted materials shall be .
deemed complete for the purposes of this chapter.

3. Exception to Time Limits. The City may determine that a
tentative map application cannot be accepted as complete unless or until a
General Plan amendment, rezoning, use permit, or other city land use approval
is obtained. When such a determination is made by the Director or, if
appealed, by the Planning Commission, then the time limits specified in
preceding subdivision A-2 shall not apply until the necessary land use
approval is adopted or approved by the Planning Commission or City Council.

4, Application——Number of Copies. When a tentative map applica-
tion is accepted by the City as complete for processing, the Director shall,
in his written determination, notify the applicant of the number of copies of
the complete application that would be necessary to insure complete review by
all persoms or agencies who might be affected by the proposed project. The
permit processing time limits specified in following sectioms of this chapter
shall not begin until the total number of requested, complete copies are

“received by the City.

B, Application Review

l, Review By Affected Personms or Agencies. Upon the submittal of
the requested number of complete copies of the tentative map application
pursuant to Subdivision A~4 of Section 16.03.080, the Director shall direct
the transmittal of copies of the application to all persoms or agencies who

aredetermimed to have an interest thereil. Each Person OF ageucy receiving
copies of the application shall be allowed thirty (30) calendar days to submit

their comments upon the application to the Planning Commission. If, however,
an environmental impact report (EIR) is required to be prepared concurrent
with the tentative map application and is necessary for adequate review of the
project, then the thirty (30) day time limit may be extended to be nmot less
than forty~five (45) calendar days. '
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2,  Notice of Public Hearineg(s), Upon receipt of the requested
number of complete copies of the tentative map application pursuant to
Subdivision A-4 of Section 16.03.080 the Director shall set the matter for
public hearing, At least ten (10) calendar days before the public hearing,
the Director shall cause notice to be given of the time, date and place of
said hearing including a general explanation of the matter to be considered
and a general description of the area affected, and the street address, if
any, of the property involved. Said motice shall be published at least once
in a newspaper of general circulation, published and circulated in the City.

In addition to notice by publication, the City shall give notice of the
hearing by mail or delivery to all persons, including businesses,
corporations, or other public or private entities shown on the last equalized
assessment roll as owning real property within three hundred feet of the
property which is the subject of the proposed subdivision, In addition, the
property owner and applicant shall be given written notice of the hearing.

In addition, in the case of a proposed conversion of residential real
property to a condominium project, community apartment project or stock
cooperative project, notice shall be given as required by Government Code
§66451,3, '

Tn addition, notice shall be given by first class mail to any persen who
has filed a written request with the secretary of the Planning Commission.
Such a request may be submitted at any time during the calendar year and shall
apply for the balance of such calendar year, The City may impose a reasonable
fee on persons requesting such notice for the purpose of recovering the cost
of such mailing. ’

Substantial compliance with these provisions therewith to notice shall be
sufficient and a technical failure to comply shall not affect._the validity of
any action taken pursuant to the procedures set forth in this chapter or
title.

3. Staff Report. At least three (3) days before any hearing or
action upon any tentative map application, any report or recommendation by the
staff shall be prepared in writing and delivered to the applicant and, if the
project involves a community housing project as defined in this title, to the
tenants of the subject property in accordance with Section 66452.3 of the
California Government Code.

L, Public Hearing., Within forty-five (45) calendar days of the
date of receipt of the requested number of complete copies of the tentative
map application prusuant to Subdivision A-4 of Section 16,03.080 the Planning
Commission shall conduct a public hearing to review, formally and publicly,
the tentative map application, The Planning Commission shall cguse all

written comments received concerning the project to be read into the record of
the public hearing as well as any comments put forth by members of the public

in attendance. The forty-five day time period for such public hearing may be

extended not to exceed one year in the event that an environmental impact '

report is required.



5. Actiom. Within sixty (60) calendar days of the date of receipt
of the requested number of complete copies of the tentative map application
pursuant to Subdivision A~4 of Section 16,03.080, the Planning Commission
shall approve, conditionally approve or deny the tentative map and report its
decision to the City Council and the applicant and the property owner. The
sixty day time period for action upon the tentative map may be extended not to
exceed one year in the event that an environmental impact report is required,

C, Action by the City Council.

At its next regular meeting following the Planning Commission’s action,
the City Council shall schedule the tentative map for a public hearing. Said
public hearing shall be conducted prior to the City Council taking final
action on a tentative map. Notice of public hearing shall be as provided by
Section 16,03,080(B)(2) of this title. '

D, Actions Upon Tentative Map Applications

l. Approval

If the-Planning Commission or City Council approves or conditionally
approves the tentative map, it shall do so on the basis of listed findings of
fact. At minimum, such listed findings of fact shall include the following:

a. that the project is in conformance with the City of Sonora
General Plan, and

b. that State required environmental review has been
completed.

The Planning Commission or City Council may place conditions upon
approval of the tentative map as deemed necessary to fulfill standards and
requirements of the City’s Genmeral Plan, of this or other City ordinances or
resolutions, to mitigate identified environmental impacts, to insure sub-
division design is compatible with surrounding land uses and to otherwise
fulfill the requirements of the State Subdivision Map Act. No final map or
parcel map of all or any portion of the real property included within such
tentative map shall be filed until all conditions for approval have been
fulfilied.

2. Denial. If the Planning Commission or City Council denies the
tentative subdivision map it shall do so on the basis of listed findings of
fact. Such findings of fact may include specific areas of non~conformance
with adopted City ordinances or the State Subdivision Map Act.

The Planning Commission or City Council shall deny approval of the

tentative map if it makes any of the following findings:

. a. That the proposed map is not consistent with City of
Sonora General Plan or any specific plans adopted by the City Council.

b. That the design or improvement of the proposed subdivision
is pnot consistent with the General Plan and any applicable specific plans.

C. That the site is not physically suitable for the type of
development.



Expiration of an approved or conditionally approved tentative map shall
terminate all proceedings and no final map or parcel map of all or any portion
of the real property included within such tentative map shall be filed without
first processing a mew tentative map, Delivery to the City Engineer of the
approved final map pursuant to Subdivision E of Section 16.,03.100 shall be
deemed a timely filing for purposes of this sectiom.

2., Extensions

: 2. - Request by Subdivider. The applicant or property owner
may request an extension of the expiration date of the approved or
conditionally approved tentative subdivision map by written application to the
City Council. The application shall be filed not less than forty-five (45)
days before the map is to expire and shall state the reasons for requestlng
the extension: 1mprovements, plans, etc.

: b. - Cltv Counc11 Actlon.'-The-City Council shall process the
request in accordance with Subdivision B of Section 16.03.080 and hold a
public hearing for approval or denial. - An action by the City Council
approving an extension shall spec1fy the new expiration date of the tentative
subdivision map.

¢.. Time Limit of Extension. The approved extension or --
combined extensions shall not exceed three (3) years, -The approved extended
expiration date shall not be more than six-(6) years beyond the date of the
action by the City Council originally approving or conditionally approving the
‘tentative subdivision map.

: 3. -Amendments to Approved Tentative Map., Miner changes- or
amendments -to the tentative map may be approved by the Planning Commission -
upon application by the applicant or property owner or on its own initiative,

provided:

a. No lots, units or building sites are added.

b. Such changes are consistent with the intent and spirit of
the original tentative map approval.

: c. There are mno resultlng violations of other City ordimances
or state laws.

-All proposed minor changes or amendments of the tentative map shall be
presented to the Planning Commission for approval., Processing shall be in
accordance with Subdivision B of -Section 16.03,080, Any approved amendment
shall not alter the expiration date of the tentative map unless an extension
is _also approved

16.03.090 VESTING TENTATIVE MAPS

A, Generallx Unless otherwise indicated in this section or any other
section of this title or within the State Subdivision Map Act, a vesting
tentative map shall mean the same, shall be considered the same and shall be
processed and acted upon the same as a tentative map except for the following

essential differences:



d.  That the site is not physically suitable for the proposed
density of development.

€, That the desz.gn of the subdivision or the proposed
improvements are llkely to cause substantial environmental damage or substan-
tially and avoidably 1nJure fish or wildlife or their habitat.

f. That the design of the subdivision or the type of improve-
ments is likely to cause serious public health problems,

g.  That the design of the subdivision or the type of improve-
ments will conflict with easements acquired by the public at large for access
through, or use of, property within the proposed subdivision. In this
connection, the governing body may approve a map if it finds that alternate
easements for access or for use will be provided, and that these will be
substantially equivalent to ones previously acquired by the public, This
subsection shall apply only to easements of record or to easements established
by judgement of a court of competent jurisdiction and no authority is hereby
granted to a legislative body to determine that the public at large has
acquired easements for access through or use of property within the proposed
subdivision.

E. Expirations, Fxtensions and Amendments

l, ~ Expiration. The approval or conditional approval of a
tentative subdivision map shall expire thirty-six (36) months from the date of
the approval or conditional approval of the map by the City Council., An
extension to the expiration date may be approved as provided in Subdivision
D-2 of Section 16.03.080 which follows.

The period of time specified above shall not include any period of time
during which a lawsuit has been filed and is pending in a court of competent
jurisdiction involving the approval or conditional approval of a tentative map
only if a stay of the time period is approved by the City Council, Within ten
(10) days of the service of the initial petition or complaint upon the City,
the subdivider shall, in writing to the City Council, request a stay in the
time period of the tentative map. Within forty (40) days after receiving such
request, the City Council shall either stay the time period for up to five (5)
years or deny the requested stay. The request for the stay shall be a public
hearing with notice to the subdivider and to the appellant, and upon
conclusion of the hearing, the City Council shall, within ten (10) days,
declare its findings.

The period of time specified above shall also not include any period of
time during which a development moratorium, imposed after approval of the
tentative map, is in existence. However, the length of the moratorium shall

not exceed five (5) years, Once a moratorium is terminated, the map shall be
valid for the same period of time as was left to run on the map at the time

that the moratorium was imposed. However, if the remaining time is less than
120 days, the map shall be valid for 120 days following the termination of the

moratorium,



1. At the time a vesting tentative map is submitted for processing
it shall have printed conspicuously on its face the words "Vesting Tentative
Map".

2. At the time a vesting tentative map is filed a subdivider shall
also supply the following information:

a. Height, size and location -of buildings; - . .

b. Sewer, water, storm drainage, and road -improvement details;

¢. Information on the uses to which the buildings will be put;

d. Detailed grading and erosion control plans;

e. Geological studies (if determined necessary by the city
engineer); - - S :
f. Off-street parking and-loading plan; e ,

A g. Vehicular and pedestrian circulation plan indicating on-
site and off-site improvements -or easements mnecessary to facilitate or insure
a safe circulation pattern., Such circulation plan shall be consistent with
adopted plans of the city;

h. Landscaping and tree planting plan.

B, Fees. Upon filing a vesting tentative map, the subdivider shall pay
the fees required by resolution of the City Council for the filing and =
processing of a tentative map.

C, Expiration. The approval -or conditional approval of a vesting
tentative map shall expire at the end of the same time period, and shall be
subject to the same extensions, established by this title for the expiration
of the approval or conditiomnal approval of a tentative map.

D. Vesting on Approval of Vesting Tentative Map.

1. The approval or conditional approval of a vesting tentative map
shall confer a vested right to proceed with development in substantial
compliance with the ordinances, policies, and standards described in
Covernment Code Section 66474.2. However, if Section 66474.2 is repealed,’ the
approval or conditional approval of a vesting tentative map shall confer a
vested right to proceed with development in substantial compliance with the
ordinances, policies and standards in effect at the time the vesting tentative
map is approved or conditionally approved.

2. Notwithstanding subdivision 1, a permit, approval, extensiom,
or entitlement may be made conditional or denied if any of the following are

determined:

a. A failure to do so would place the residents of the
subdivision or the immediate community, or both, in a'condition dangerous to

their health or safety, or both;

b. The condition or denial is required, in order to comply
with state or federal law.

3. The rights referred to herein shall expire if a final map is
not approved prior to expiration of the vesting tentative map as provided in
subsection c. If the final map is approved, these rights shall last for the

following periods of time;
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a. An initial time period of two years. Where several final
maps are recorded on various phases of a project covered by a single vesting
tentative map, this initial time period shall begin for each phase when the
final map for that phase is recorded;

b.  The initial time period set forth in subdivision a of this
subsection shall be automatically extended by any time used for processing a
complete application for a grading permit or for design review, if such
processing exceeds thirty days, from the date a complete application is filed;

¢ A subdivider may apply to the planning commission for a
one year extension at any time before the initial time period set forth in
subdivision a of this subsection expires. If the extensjon is denied, the
subdivider may appeal that denial as provided by Section 16.03,080;

d. If the subdivider submits a complete application for a
building permit during the periods of time specified in subdivisions a through
¢ of this subsection, the rights referred to herein shall continue until the
expiration of that permit, or any extension of that permit.,

16.03.100 FINAL MAPS~-FORM, CONTENT AND FILING.

4. Generally, The form, contents, accompanying data and filing of
final maps shall conform to the provisions of this section. All final maps

shall, before submittal for filing in accordance with the provisions of this
section have been approved as per the requirements for contents, form,. :
processing and approval of tentative maps found in Section 16.03.070 through

16.03.090 of this chapter and title.

The final map shall be prepared by or under the direction of a registered
civil engineer or licensed land surveyor as required by state law.

The final map shall be based upon an accurate and complete survey of the
land to be subdivided as conducted by a registered civil engineer or licensed
land surveyor, All monuments, property lines, centerlines of streets, alleys
and easements adjoining or within the subdivision shall be tied into the
survey. The allowable error of closure on any portion of the final map shall
not exceed 1/5,000 for field closures and 1/10,000 for calculated closures,

At the time of making the survey for the final map, the engineer or
surveyor shall set sufficient durable monuments to conform with the standards
described in Section 8771 of the Business and Professions Code and Article &
of the Map Act. Other monuments shall be set as required by the City
Engineer.

B. Form. The form of the final map shall conform to_the State

Subdivision Map Act and as provided herein.

The final map shall be legibly drawn, printed or reproduced by a process
guaranteeing a permanent record in black on tracing cloth or polyester base
film. Certificates, affidavits and acknowledgements may be legibly stamped or
printed upon the map with opaque ink, If ink is used on polyester base film,
the ink surface shall be coated with a suitable substance to assure permanent
legibility.



The size of each sheet shall be eighteen (18) by twenty-six (26) inches.
A marginal line shall be drawn completely around each sheet, leaving an
entirely blank margin of one inch, The scale of the map shall be not less
than one inch equals one hundred feet, or as may be necessary to show all
details clearly, and enough sheets shall be used to accomplish this end. The
particular number of the sheet and the -total number- of -sheets comprising the -
map shall be stated on each of the sheets, and -its relation to each ad joining
sheet shall be clearly shown. When four or more sheets including the
certificate sheet are used, a key sheet will be included.

All printing or lettering on the map shall be of one-eighth inch minimum
height and of such shape and weight as to be readily legible on prints and
other reproductions made from the original drawings.

The final form of the final map shall be as approved by the City
Engineer.

C. Contents. The contents of the final map shall conform to the
Subdivision Map Act and as provided herein.

l. Boundary, The boundary of the subdivision shall be designated
by a heavy black line in such a manner as not to obliterate figures or other
data.

2. Title. Each sheet shall have a title showing the subdivision
number and name and the location of the property being subdivided with
reference to maps which have been previously recorded, or by reference to the
plat of a United States Survey. The following words shall appear in the
title, "In the City of Sonora". The deed reference of the subject parcel
shall be indicated. :

3. Certificates. The certificates as required by State law
shall be shown or referenced on the map, or preferably on the cover sheet.

4, Scale, North Point and Basis of Bearings. There must appear on
each map sheet the scale, the north point and the basis of bearings. The
basis of bearings shall be selected upon consultation with the City Engineer.
A symbol legend to reference maps shall'appear on each map sheet,

2s. Linear, Angular and Radial Data. Sufficient linear, angular
and radial data shall be shown to determine the bearings and lengths of
monument lines, street centerlines, the boundary lines of the subdivision and
of the boundary lines on every lot and parcel which is a part thereof,
Length, radius tangent distance and total central angle of all curves shall be
shown, Ditto marks shall not be used in the dimensions and data shown on the
map, Record data and measured data shall both be shown.

6.  Monuments. The location and description of all existing and
proposed monuments shall be shown. Monuments shall be set at the following
locations as required by the City Engineer:



a. The intersection of street centerlines.

b. At all property corners.

c. At other locations as may be required by the City
Engineer.

Monuments set shall be sufficient in durability and efficiently placed so
as not to be readily disturbed. All monuments shall be identified or solidly
tagged with the certificate number of the civil engineer or land surveyor
setting the monument and filing the map. Monuments shall be of the character
and shall be set in accordance with the following guidelines:

a. Earth areas not subject to disturbance - Monuments shall be
a minimum of 3/4" I.D. galvanized iron pipe or 5/8" square or round
reinforcing bar 30 inches long and driven a minimum of 24 inches into the
earth, A plastic plug or brass tag bearing the certificate number shall be
solidly attached to the monument.

driveway areas, subject to disturbance - Monuments as per the above paragraph
shall be drilled through the concrete area and set flush to the surface. A
brass tag with the certificate number shall be solidly attached to the top of
the monument,

b. Concrete areas, sidewalks less than 6" in thickness, paved

‘ce Massive concrete areas, next to or on concrete or masonry
structures, and other areas as approved by the City Engineer - Monuments shall
be of the character as specifically approved by the City Engineer. Where
located mnext to or-on structures, the map shall specifically reference the
position of the monument in relationship to the structure.

d. Paved areas with public thoroughfares ~ Monuments as per
paragraph a) shall be set in monument wells with traffic covers as per a
standard approved by the City Engineer. Said monument well shall be set flush
to the pavement with sufficient structure to prevent movement under traffic

load.

All alternate monumentation shall be specifically approved by the.City
Engineer prior to placement.

7. Lot Numbers. Lot numbers shall begin with the number ome (1)
in each subdivision and shall continue consecutively with no omissiomns or
duplications except where contiguous lands, under the same ownership, are
being subdivided in successive units in which even lot numbers may begin with
the next consecutive number following the last number in the preceding unit.
Fach 1ot shall be shown entirely on one sheet of the final map.

8, Adjoining Properties. The adjoining corners of all adjoining

subdivisions shall be identified by subdivision number or name when not
identified by official number and reference to the book and page of the filed
map showing such subdivision; and if no such subdivision is adjacent, then by
the name of the owner and reference to the recorded deed by book page number
for the last recorded owner of such adjacent property.

9. Street Names. The names of all streets, alleys, or highways
within or adjoining the subdivision shall be shown.




10. Dedication of Easements. Easements for roads or streets,
paths, drainage, sanitary sewers, electrical -or other public use as may be
required, shall be dedicated to the public for acceptance by the City or other
public agency, and the use shall be specified on the map. If at any time the
final map is approved, any streets, paths, alleys or drainage easements are
not accepted by the City Council, the offer of dedication shall remain open
and the City Council may, by resolution at any later date, accept and open the
streets, paths, alleys, or storm drainage easements for public use, which
acceptance shall be recorded in the office of the County Recorder.

All easements of record shall be shown on the map, together with the name
of the grantee and sufficient recording data to identify the conveyance, e.g.,
recorder’s serial number and date, or book and page of Official Records.

Easements not disclosed by the records in the office of the County
Recorder and found by the surveyor or engineer to be existing, shall be
specifically designated on the map identifying the apparent dominant tenements
for which the easement was created. :

The sidelines of all dedicated easements of record shall be shown by
dashed lines on the final map with the widths, lengths and bearings of record.
The width and location of all easements shall be approved by the City
Engineer.

D. City Approval of Final Map

1. Submission of Preliminary Prints and Data

Not less than sixty (60) days prior to the expiration of the tentative
map, the subdivider shall submit two sets of prints of the final map to the
City Engineer for checking. The preliminary prints shall be accompanied by
two copies of the following data, plans, reports and documents in a form as
approved by the City Engineer. The engineer”s or surveyor’s statement shall
be executed on the preliminary print.

a. Improvement Plans. Approved improvement plans, estimate,
and improvement agreement as required by Chapter 16.04 of this title if
improvements are to be bonded.

b. Soils Report. For subdivisions and when required for
parcel maps, a soils report prepared by a registered civil engineer, or letter
of waiver in accordance with Article 7 of the Subdivision Map Act.

¢, Preliminary Map Report. A title report showing the legal
owners at the time of submittal of the final map, easements, exceptions, tax

s
Statusy and

ds Deeds for Easements of Rights-of-Way. Deed for easements
of rights—of-way required for road or drainage purposes which have not been
dedicated on the final map. Written evidence acceptable to the City in the
form of rights-of-entry or permanent easements across private property outside
of the subdivision permitting or granting access to perform necessary
construction work and permitting the maintenance of the facility.



e Iraverse Closures. Traverse closures for the boundary
blocks, lots, easements, street centerlines and monument lines, The error of
field closures in the traverse around the subdivision and around the interior
lots or blocks shall not exceed one part in ten thousand (1/10,000).

f. Hydrology and Hydraulic Calculations., Complete hydrology
and hydraulic calculations of all storm drains, when required in the
conditions of approval of the tentative map.

g Organization Documents. The submittal of the final map or
parcel map shall include the proposed declaration of covenants, conditions and
restrictions, and all other organizational documents for the subdivision in a
form as prescribed by Section 1355 of the Civil Code of the State of
California, when required in the conditions of approval of the tentative map.
All documents shall be subject to review by the City Engineer and City
Attorney.

h. Receipt for final map check fees, as set by resolution.

i. Any additional data, reports, or information as required
by the City Engineer.

2., Return To Subdivider’s Engineer for Correction. Upon
completing the preliminary check, the City Engineer shall within fifteen (I5)
calendar days note the required corrections on the prellmlnary prints, reports
and data and return one set to the subdivider’s éngineer for revision.

3. Resubmittal(s) of Preliminary Prints and Data. The
subdivider”s engineer shall return the check print and shall submit two (2)

sets of the revised map, reports and data to the City Engineer. After
checking the revisions, one (1) set shall be returned within fifteen (15)
calendar days to the subdivider”s engineer marked "approved as submitted",
"approved when corrected as noted", or "revise and resubmit".

E, Filing

le Approval by the City Engineer. Upon receipt of an approved
print, the subdivider shall submit the original tracing of the revised map,
prepared in accordance with the Subdivision Map Act and this chapter and
corrected to its final form, to the City Engineer. All owners, trustee and
tax certificates shall be executed on the map.

The City Engineer shall sign the appropriate certificate and transmit
the original to the City Clerk.

2,  Approval by the City Council

a. The final map, upen execution by the City Engineer,
together with the complete subdivision improvement agreement, shall be placed
on the City Council agenda for their approval, The City Council shall at the
meeting at which it receives the map or, at its next regular meeting after the
meeting at which it received the map, approve the map if it conforms to all
the requirements of this chapter and any local subdivision ordinance appli-
cable at the time of approval or conditional approval of the tentative map and
any rulings made thereunder or, if it does not so conform; disapprove the map.



b, If the Council does not approve or disapprove the map
within the time prescribed by subsection E.2.a above, or any authorized
extension thereof, and the map conforms to all said requirements and rulings,
it shall be deemed approved, and the clerk of the City Council shall certify
its approval thereon. '

3. Denial by the City Council. The City Council shall deny
approval of the final map upon making any of the findings contained in Section
16.03.080~D-2 of this chapter.

The City Council shall not deny approval of the final map if the Council
finds that the final map is in substantial compliance with the previously
approved tentative map.

4. Filing with the County Recorder. Upon approval of the final
map by the City Council and receipt of the improvement security by the City,
the City Clerk shall execute the appropriate certificate on the map, and
forward the map to the City Engineer for final review prior to recording.
Upon receipt of a final map guarantee, tax separation forms, recording fees,
and other forms required by the County Recorder, the City Engineer shall
transmit the final map to the County Recorder for recording along with other
documents.

5. Multiple Final Maps. Multiple final maps relating to an
-approved or conditionally approved tentative map may be filed prior to the
expiration of the tentative map if: (a) the subdivider, at the time the
tentative map is filed, informs the Planning Department of the subdivider’s
intention to file multiple final maps on such tentative map, or (b) after
filing of the tentative map, the City Council and the subdivider concur in the
filing of multiple final maps. In providing such notice, the subdivider shall
not be required to define the number or configuration of the proposed multiple
final maps. The filing of a final.map on a portion of an approved or
conditionally approved tentative map shall not invalidate any part of such
tentative map. The right of the subdivider to file multiple final maps shall
not limit the authority of the City Council to impose reasonable conditions
relating to the filing of multiple final maps.

16,03.110 PARCEL MAPS—-FORM, CONTENT-AND FILING

A.  Generally. The form, contents, submittal, approval and filing of

parcel maps shall conform to the provisions of this section and the State
Subdivision Map Act.

All parcel maps shall, before submittal for filing in accordance with the
provisions of this section, have been approved as per the requirements for
contents, form, processing and approval of tentative maps found in Section

167037070 through 16.03°090 of this chapter.

B, Survey Required. An accurate and complete survey of the land to be
subdivided shall be made by a registered civil engineer or licensed land
surveyor. All monuments, property lines, centerlines of streets, alleys and
easements adjoining or within the subdivision shall be tied into the survey.
The allowable error of closure on any portion of the parcel map shall not
exceed 1/5,000 for field closures and 1/10,000 for calculated closures.




L. Form. The form of the parcel map shall conform to final map form -
requirements as specified by Subdivision B of Section 16.03.100 of this
chapter.

D. Contents. The contents of the parcel map shall conform to final map
content requirements as specified by Subdivision C of Section 16.03,100 of
this chapter and as modified herein. '

City Clerk”s statement shall be as specified by the City Engineer.
Lots shall be designated by letters commencing with "A",

E.  Preliminary Prints and Data, The subdivider shall submit two (2)
sets of prints of the parcel map to the City Engineer for checking, The
preliminary prints shall be accompanied by two (2) copies of the data, plans,
reports and documents as required for final maps by Subdivision D-1 of Section
16.03.100, and as modified herein,

The City Engineer may waive any of the requirements of Subdivision D-1 of
Section 16.03.100 upon finding that the location and nature of the proposed
subdivision is such as not to necessitate compliance with the requirements of
said section, Any additional information or documents required shall be as
specified with the conditions of approval of the tentative map.

The checking and approval of preliminary prints and data by the City
Engineer shall be as required for Subdivision D~2 and D-3 of Section 16,03.100

of this chapter.

F. Filing,

l.  VWhere offers of dedication are required or made by the final
map, filing of the final map shall be in accordance with 16.03,100 D,

2. Where no offers of dedications are required or made by the
final map, the City Engineer is authorized to approve the map after review of
the map by the Community Development Director. Upon receipt of the Director’s
approval, a Final Map Guarantee, executed tax collector certificate, tax
separation forms, recording fees, and other forms required by the County
Recorder, the City Engineer shall transmit the final map to the County
Recorder for recording along with other décuments. ‘

G. Waiver of Parcel Map Requirements. The City Council may waive the
requirements for a parcel map for the following land divisions if they find
that the proposed division complies with the requirements of state law, this
title, and other local ordinances as to area, improvement and design, flood-
water drainage control, appropriate improved public roads, sewage disposal,

water supply availability, and environmental protectiom,

1. Division of real property or interests therein created by
probate, eminent domain procedures, partition, or other civil judgements or
decrees; or



2, A division of property resulting from the conveyance of land,
or interest therein, to a public agency for a public purpose such as school
sites, public building sites, or rights-of-way for streets, sewers, utilities,

drainage, etc.
In any case where waiver of parcel map requirements is approved, the City

Engineer shall cause to be filed with the County Recorder a certificate of
compliance bearing a legal description of the boundaries for the land as

divided.




CHAPTER 16.04
DEDICATIONS AND IMPROVEMENTS

SECTIONS
16.04.010 PURPOSE
16.04.020 LOTS OR PARCELS
16.04.030 ACCESS
16.04.040 STREETS,'WALKWAYS AND ALLEYS
16.04,050 SITE GRADING AND DRAINAGE
16,04.060 SEWER AND WATER
16.04.070 OTHER UTILITY REQUIREMENTS
16.04,080 LANDSCAPING
16.04,090 OTHER REQUIRED DEDICATIONS OR FEES
16.04.100 NON-RESIDENTIAL SUBDIVISIONS
16,04,110 IMPROVEMENT PIANS
16.04,120 IMPROVEMENT AGREEMENTS -
16,04,130 CONSTRUCTION STANDARDS
16.04,140 CONSTRUCTION INSPECTION
16 .,04.150 AS-BUILT PLANS
16,04,160 IMPROVEMENT SECURITY

16,04,010 PURPOSE

All subdivision and tentative maps thereof, must conform to the City of
Sonora General Plan, any applicable specific plans and to all applicable
planning; zoning, design, improvement and environmental requirements. Unless
otherwise specified, design and improvement requirements and requirements for
dedications shall be those that are contained in this chapter,

No final map shall be approved until all required dedications and
improvements are either installed or otherwise provided for as specified in
this chapter. The improvements required for parcel maps are subject to
bonding requirements and shall be installed prior to occupancy of new units on
the parcels being created., WNo grading or improvement work shall commence
until subdivision improvement plans and/or agreements have been approved
pursuant to Sections 16.,04,110 and 16.,04,120 of this title and all other
associated permits have been secured.

If, when the final map or parcel map is approved, any streets, paths,
alleys, or storm drainage easements are rejected, the offer of dedication
shall remain open and the Council may, by resolution at any later date, and
without further action by the subdivider, rescind its action and accept and
open the streets, paths, alleys or storm drain easements for public use, which
acceptance shall be recorded in the office of the county recorder.

16.04.020 LOTS OR PARCELS

The following principles and standards shall be observed in the design of
all subdivision lots or parcels. '

A, All subdivisions should result in the creation of lots or parcels
which are developable and capable of being built upon. WMo subdivision should
create lots or parcels which are impractical for improvement due to steepness
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of terrain, location of watercourses, problems of sewerage or driveway grades,
or other natural physical conditions, No lots shall be created which are
smaller than those permitted for the zone within which the subdivision is
proposed as set forth in the zoning ordimance, Title 17 of these codes or any
other applicable City ordinance or resolution.

B. The side lines of all lots, so far as possible, -should be at
approximately right angles to the street which the lot faces, or
approximately radial to the center of the curvature if such street is curved.
Side lines of lots shall be approximately radial to the center of curvature of
a cul-de~sac on which the lot faces,

C. No lot shall be divided by a city boundary line.

D. No remnants of property, with the exception of one-foot control
lots, shall be created which do not conform to lot requirements, or are not
required for a private or public utility purpose.

E, The division of a lot or parcel by a tax code boundary shall be
avoided, '

F. Side lot lines between adjacent lots within a subdivision should be
located at the top of any grading slope which may be proposed at such
location, and shall follow natural drainage swales where practical, No
culvert or storm drainage outlet, or drainage course or swale, shall separate
more than twenty-five percent (25%) of the land area of a lot.

C. Minimum lot depth and width shall be as specified for the particular
zone within which the subdivision is located as set forth in the zoning
ordinance, Title 17 of these codes. '

H. The design of subdivision lots shall provide, to the extent
feasible, for future passive or natural heating or cooling opportunities in
the buildings to be subsequently constructed.

16.,04.030 ACCESS

All lots or parcels created by the subdivision of land shall have access
to a public street improved to standards hereinafter required. Private
streets, common driveways, or access easements shall not normally be
permitted. However, if the commission determines that the most logical
development of the land requires that lots be created which cannot feasibly be
served by a public street, a private access may be approved. The subdivider
shall submit a development plan showing the alignment, width, grade and
material specifications of any proposed private improvements, the topography
and means of access to each lot, drainage and sewerage of the lots served by

such private improvements and a plan satisfactory to the Uity Engimeer {OT
ownership and maintenance of said access and the liability for taxes thereom.
Construction of these improvements as approved by the City Engineer shall be
completed prior to occupancy of any buildings on lots served by a private
access.

Wherever it is determined that a street is necessary for the future
subdivision of the property as shown on the subdivision map or for adjoining
property, but that the present dedication and construction of such street is
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not warranted, the subdivider shall conditionally offer such street or right-
of-way for dedication. The widths and locations of such streets shall be
determined by the Community Development Director.

16,04,040 STREET, WALRWAYS AND ALLEYS

A. Generally

All streets or other routes of travel that either serve a proposed
subdivision or are contained within a proposed subdivision shall conform to
concepts and requirements for future streets and rights-of-way as contained in
the City of Sonora General Plan or any applicable specific plan. Whenever a
subdivision embraces any major street, it shall be included in said tract and
shall be platted by the subdivider in the location generally indicated or in a
location specifically designated by the commission and approved by the City
Council,

B. Street Standards and Specifications

The following are minimum requirements for streets that shall be upgraded
or constructed to serve proposed subdivisions. Reasonable additional on-site
and/or off-site public improvements and dedications may be required.

1. Typical sections of various classes of streets (local,
collector or arterial) shall be in accordance with the standard drawings
entitled "Typical Street Sections" which are adopted by resolution of the City
Council and maintained by the City Engineer., Minor deviations from said
"Typical Street Sections" may be approved by the City Engineer,

2, The basis for requirements for street and roadway widths and
design shall be the topography of the land and density of development in terms
of the propcsed number of dwellings to be served by said street or roadway on
an ultimate basis. Reduced right-of-way width shall, in all cases, be
sufficient to accommodate utility facilities within the right-of-way,

3. Improvements required for subdivisions which abut upon public
streets or highways shall be installed within the half of an existing street
adjacent to the subdivision boundary. Substandard existing improvements shall
be removed and replaced as directed by the City Engineer, Where such existing
street has not previously been paved, required street width shall be as
determined by the City Engineer.

4, No highway or street shall have a grade of more than twelve
percent, except for short stretches where the topography makes it impractical
to keep within such grade. In no event shall such grade exceed fifteen
percent, except where evidence, which is satisfactory to the planning

commission or the city council, is given that a lower grade is not possible.

5. Names for proposed new streets shall be approved by the City
Council upon recommendation of the Planning Commission and shown on the final
maP. Street name signs which meet the approval of the City Engineer shall be.
installed at every intersection within the boundaries of the subdivision and
may be required off-site adjacent to access routes serving the subdivision.
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6. Traffic control signs as required by the City Engineer and/or
Caltrans may be required to be installed on or off of the project site.

7. Street lighting shall be required and shall be installed in
accordance with design specifications which shall be part of the subdivision
improvement plans and/or agreement approved by the City Engineer.

The City Engineer may waive this requirement for parcel maps if they are
found to be unnecessary because of the size or location of the proposed
parcels or that inclusion could be more appropriately a condition of approval
of a future development,

8. If an existing or proposed State highway or county road abuts
or-crosses-a proposed subdivision, the subdivider shall secure all pertinent
road data and specifications and permits from Caltrans or the County
Department of Transportation and Engineering Services, and shall provide that
the design of the proposed subdivision is compatible with the use of such
State highway or county road.

9,  The design of a proposed subdivision shall include such bridges
as are necessary for efficient internal circulation of traffic within the
proposed subdivision,

10. The subdivider shall offer for dedication all rights-of-way for
streets or portions of streets as necessary at the time the final map or
parcel map is filed for approval.

€. Street Patterns.

The street pattern in the subdivision shall provide for the most
advantageous development of adjoining areas and the entire neighborhood or
district, The following principles shall be observed:

shall be continuous and in alignment with existing planned or platted streets
with which they are to connect, The centerlines of streets, if not in
alignment, shall be offset at least two hundred feet unless otherwise approved
by the City Engineer for reasons of severe topography, one-way streets, or
other unusual circumstances.

1 Where appropriate to the design and terrain, proposed streets

2. Proposed streets shall be extended to the boundary lines of the
land to be subdivided, unless prevented by topography or other physical
conditions, or unless, in the opinion of the commission, such extension is mnot
necessary for the coordination of the subdivision with the existing layout or
the most advantageous future development of adjacent tracts. Where
reservation for future street is made, slope rights along the sides and end of

the reserved area shall be preserved in the name of the City.

3. In the case of stub-end streets extending to the boundary of
the property, a one-foot strip at the end of the stub-end street the width of
the street right-of-way shall be deeded to the City pending the extension of
said street into adjacent property. Where required, a temporary turn-around
or a temporary connection to another street shall be provided by the
subdivider.



4. Proposed streets shall intersect one another as nearly at right
angles as topography and other limiting factors on good design permit.
Streets shall be designed in a manner which will discourage the use of local
streets for through traffic.

5. The number of intersecting streets along major streets and
collector streets should be held to a minimum. Wherever practicable, such
intersections should be spaced not less than five hundred feet on center.

6. Residential lots fronting on collector or arterial streets are
strongly discouraged. Residential lots adjacent to collectors or arterials
should be served by a residential street paralleling said collectors or
arterials, by a series of cul-de~sacs or loop streets extending
perpendicularly from said collectors or arterials, or by similar alternative
designs, ‘

7. Lots on street intersections and at all other points likely to
be dangerous, in the opinion of the planning commission or city council, shall
have a radius of not less than fifteen feet at the street corners.

8. Cul-de-sac and dead~end streets shall not be longer than eight
hundred (800) feet along the centerline nor shall such street serve more than
the equivalent of 16 single family residences. Fmergency access or a through
street shall be provided where the layout of the subdivision requires that
such street be longer or serve a higher density, A cul-de-sac shall terminate
in a clear turning area with a minimum radius of thirty-two (32) feet with a
fifty (50) foot radius right of way. The City Engineer may approve alternate
turnaround designs which provide equivalent facility.

9. VWhere it is in the interest of the public safety or welfare to
limit the access to any street or highway, the subdivider may be required to
waive direct access rights or easement of access to any such street or highway
from any property shown on the final map as abutting thereon.

D. Curbs, Sidewalks and Pedestrian Ways

1. Curb and sidewalk shall be designed in accordance with the
standard drawings entitled "Typical Street Sections" which are adopted by
resolution of the City Council and maintained by the City Engineer. Minor
deviations to the "Typical Street Sections" may be approved by the City
Engineer.

2. Curbs, gutters and sidewalks shall be required in all
subdivisions except as noted in subsection 3 below.

3. The requirement for sidewalks may be omitted in whole or in

part by the planning commission provided that the findings are made that such
sidewalks are not necessary because of any one of the following:

a. The traffic count on a particular street is significantly
reduced from the established standard for local streets as determined by the
City Engineer; or
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b,  The design or the topography of the subdivision and its
relationship to adjoining properties and current and possible future uses does
not warrant the standard sidewalk requirements based upon the recommendation
of the City Engineer.

4,  When required for access to schools, playgrounds, shopping
centers, transportation facilities, other community facilities, or for
unusually long blocks, the planning commission may require pedestrian ways not
less than eight feet in width outside of the street right-of-way. Such
pedestrizn ways may be required to be paved with a minimum of five (5) feet in
width with Portland cement concrete or asphalt concrete as determined by the
Planning Commission.

5. Where sidewalks are not required, Portland cement concrete
driveway aprons shall extend to the property line.

E. Alleys.

The minimum width for alleys shall be twenty feet, except that in cases
where, in the opinion of the City Council, the topography or special
conditions make an alley of such width impossible or impracticable, such
lesser width as is deemed adequate by said City Council may be provided.

Where alleys are not provided, easements of not less than ten feet in
width shall be provided on each side of all front and rear lot lines and five
feet on side lines, for poles, wires, conduits, vaults, storm and sanitary
sewers, gas, and water mains, Easements of greater width may be required
along lot lines or across lots where necessary in the opinion of the City
Council for the extension of mains, sewers and similar utilities pursuant to
Section 16.04.080 and for light and air pursuant to subdivision 4 of Section
16.,04,040. In undergrounded subdivisions, where all utilities are served from
the frontage, rear and sideline easements may be reduced to five foot drainage
easements to each side of the property line. Special easements may be
required for sewer and storm drainage.

16,04,.045 STREAMSIDE AND RIPARTAN DRAINAGE SETBACKS

Subdivision design shall include requirements for streamside and riparian
drainage buffer strips as addressed by the Conservation/Cpen Space Element of
the City General Plan, or as may be required as a result of environmental
review completed consistent with the California Environmental Quality Act and
local envirommental review procedures.

16.04.050 SITE GRADING AND DRAINAGE

Site grading and drainage work shall be based upon plans that are

approved by the City Engineer. Such plans shall take into consideration the
drainage pattern of adjacent improved or unimproved property and shall make
drainage provisions adequate for total ultimate development of the natural

tributary area.

Grading shall be in full conformance with the design specifications which
shall be a part of the subdivision improvement plans and/or agreement approved
by the City Engineer.
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All nonessential water wells and other underground facilities including
mine shafts shall be abandoned and removed or sealed by the subdivider in a
manner satisfactory to the City Engineer. Underground water supplies shall be
protected from surface and underground pollution. All underground facilities
not abandoned shall be delineated on the parcel map or final map, and measures
satisfactory to the City Engineer shall be taken to prevent injury to persons
or property by use of appropriate physical barricades and deed restrictions.

Drainage facilities and concepts shall likewise conform to design
specifications to be part of the subdivision improvement plans and/or
agreement approved by the City Engineer. In general the design of a proposed
subdivision shall be such as to provide for the proper drainage of the
proposed subdivision and all lots and improvements therein, based on the
runoff that can be anticipated from ultimate development of the watershed area
in which the subdivision is located. Storm water detention measures shall be
provided when required by the City Engineer to reduce any adverse effects of
increased runoff from development on downstream properties. The design shall
be such that there are no undrained depressions, Rights~of-way and/or
maintenance easements shall be provided within or adjacent to the proposed
subdivision for the purpose of flood control channels and conduits or laterals
which the developer may also be required to pay for or construct. Off-site
storm drain improvements may be required to satisfy this requirement,

Further, the design must provide that any concentrations or increases of
surface water received by or resulting from the development of the proposed
subdivision are conveyed by means of adequate facilities to a suitable natural
watercourse in the area or other drainage facility approved by the City
Engineer, . Off-tract rights-of-way as may be necessary for such facilities
shall be provided by the subdivider.

In the event that the subdivision is traversed by any major watercourse,
channel, stream, or creek, the subdivider shall dedicate a right-of-way for
storm drainage purposes, the side lines thereof conforming substantially to
the high water lines of major flow of such watercourse, channel, stream, or
creek unless the developer provides other improvements consistent with the
intent of this section and which meet the approval of the City Engineer to
protect the subdivision and adjacent or downstream properties from f£lood
damage. Al1l rights-of-way required to be provided pursuant to this section
shall be offered for dedication at the time the final parcel map or final
tract map is filed for approval.

16,04,055 BILLSIDE PRESERVATION

To the extent that a proposed subdivision will include development in
hillside or hilltop areas of the City, design of the subdivision shall emsure
that development enhances rather than detracts from or ignores the natural
topography, resources, and amenities of the hillsides, Development within
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hillside areas, and to retain the sense of identity and imageability that the
hillsides now provide to the City. Subdivision design shall also meet
requirements for hillside and slope-censity development which may be found in
other sections of this title and code.



16.04.060 SEWER AND WATER

Except as otherwise provided in this code, and subject to the provisions
of this chapter, sewers and an adequate domestic water supply system shall be
installed by the subdivider in each proposed subdivision and connections
thereto made from each lot within the subdivision. The requirement that all
lots be connected to sewers or the water supply system may be modified by the
Council, upon request by the subdivider at the time of approval of the final
map, if unusual circumstances warrant. The sewer system and domestic water
supply system shall be constructed in accordance with specifications to be
contained within the subdivision improvement plans and/or agreement approved
by the City Engineer. Sewer and water facilities shall, when constructed, be
dedicated to the agency(s) who shall assure the provision and maintenance of
service at the time the tentative map is approved.

As a part of the water supply installed in the proposed subdivision, the
subdivider shall install water mains, fire hydrants, gated connections and
other fire protection facilities deemed necessary by the City of Sonora Fire
Chief to provide adequate fire protection to the proposed subdivision.
Subdividers may be required to provide fire hydrants and a water system with
mains of sufficient size and capacity to serve future extension to ad jacent
property, The installation shall be in accordance vith design specifications
to be contained within the subdivision improvement plans and/or agreement
approved by the City Engineer. All fire protection facilities shall be
dedicated to the City upon construction.

16.04,070 OTHER UTILITY REQUIREMENTS

A, Underground Utilities

Fxcept as otherwise provided in this code, all existing and proposed
utility facilities including but not limited to, electric lines, communication
lines, cable television lines, street lighting pover supply lines and
appurtenances thereto, shall be placed underground and all utility facilities
including service laterals shall be installed in the ground prior to the
paving of streets. The City Engineer may authorize installation of utility
facilities after street improvements are installed if the installation will
not require reconstruction or repair of the street improvements or if unusual
circumstances warrant. All necessary arrangements for the installation of
utilities shall be made with the operator of each proposed subdivision utility
system pursuant to this sectiom Certain utility appurtenances including, but
not limited to, transformers, pedestal-mounted terminal boxes and meter
cabinets, and concealed ducts used in comnection with underground facilities
which cannot be placed underground without unreasonable expemse may be placed

on the surface of the ground. The request shall be made at the time of
approval of-the tentative -map.—The Planning Commission or Council may grant

approval—of
the request for all or part of a subdivision where, due to physical
conditions, it would cause unreasonable hardship. This section shall not
apply to utility lines which do not provide service to the area being
subdivided, or for temporary or emergency installations.
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B, Utility Easement

Whenever overhead utilities are allowed in a proposed subdivision by this
code, utility easements of sufficient width shall be located along the rear or
side lot lines. Whenever possible, such easements shall extend an equal
distance into each of two (2) abutting lots, This requirement may be
modified or recommended for modification by the Planning Commission if
warranted by unusual circumstances in a particular proposed subdivision. To
the extent practicable, underground utility easements, wherever necessary,
shall be abutting and parallel to lot 1ines,

16.04.080 LANDSCAPING

Landscaping and tree removal plans are required prior to tentative and
final map approval pursuant to Chapter 12.20 of these codes. The removal of
any trees with a minimum trunk diameter of six inches on any undeveloped
parcel in anticipation of developing that parcel is prohibited.

16.04.090 OTHER REQUIRED DEDICATIONS, FEES OR IMPROVEMENTS

A., Dedication of Land for Parks

The Planning Commission shall require, as a condition to the approval of
a final subdivision map, the dedication or reservation of lands, payment of
fees in lieu thereof, or a combination of both for park and recreational
purposes., The standards and principles of the City of Sonora Gemeral Plan as
has heretofore been adopted, as may be amended, and any general plan that may
hereafter be adopted by the city shall be the basis for the following
dedication requirements.

l. Relation of Land Dedication to Population

a, It is found that in the public interest, convenience,
health, welfare and safety that the City of Sonora General Plan standard of
two acres for each one thousand residents is the basic amount of property
which shall be devoted to park and recreational purposes in the city. The
amount and location of land to be dedicated or fees to be paid shall bear
reasonable relationship to the use of the park and recreational facilities by
the future inhabitants of the subdivision, It shall be based on population
densities characteristic for the several types of residential development as
determined by the Planning Commission and result in the following basic
formula:

- Single family residences, 2.34 persons — two hundred four
square feet per dwelling unit;

-~ Multiple dwellings, 1.55 persons -~ one hundred thirty-five
square feet per dwelling unit.

b. The total acreage of recreation space needed to meet the
standards set forth shall be the cumulative amount of square feet/acres deter~
mined for the respective number of dwelling units in each category which are
included in the final subdivision map filed with the City Coumncil for
approval. Dedication of land for park or recreational purposes shall not be



required in subdivisions containing fifty parcels or less, but payment of fees
in lieu thereof shall be required, In subdivisions containing over fifty
parcels either land dedication, or fees in lieu thereof, or a combination of
both, may be required in such a ratio as the Planning Commission deems the
most desirable,

2. Amount of Fees in Lieu of Land Dedication

Where fees are required -to be paid in lieu of land dedication, such fees
shall be based on the fair market value of land in that subdivision as
determined by the most recent appraisal by the Tuolumne County assessor at the
time the tentative map is approved. - The amount of such fees shall be the sum
equal to the fair market value of the amount of land which would otherwise be
required for dedication according to the foregoing formula. In the case of a
combination of fees and land dedication, the fee shall represent a sum equal
to the fair market value of that land portion which remains after the acreage
of dedicated land is deducted from the total acreage requirement which is
determined by the Planning Commission. Such fee shall be deposited in the
park and recreation fund for the purpose of acquisition, improvement or main-
tenance of recreation facilities within the City. If the subdivider objects
to an evaluation by assessed value and modified to market value, he may at his
expense obtain an appraisal of the property by a qualified real estate
appraiser, which appraisal may be accepted by the Planning Commission if found
reasonable.

3. Quality Requirements for Lands to be Dedicated

a. Lands to be dedicated or reserved for park or recreational
purposes shall be suitable in the opinion of the Planning Commission and the
park and recreation commission in location, topography, environmental
characteristics and development potential as related to the intended use. The
primary intent of this section shall always be construed to provide the land
for functional recreational units of local or neighborhood service, including,
but not limited to, tot lots, play lots, playgrounds, neighborhood parks,
playing fields, community or district parks and other specialized recreational
facilities which may serve the family group and also senior citizens”
activities., Principal comsideration shall be given, therefore, to lands which

offer:

- A variety of recreation potential for all age groups;

~ Recreational opportunities within walking distance from
residents” homes;

- Possibility for expansion or connection with school
grounds;

- Integration with hiking, riding, and bicycle trails,

natural stream reserves and other open space; and

- Coordination with all other park systems,

b. In addition to such intensive use areas, and with the
approval of the Planning Commission and park and recreation commission, credit
may be given for areas suitable to:



- Activities usually associated with natural environment; and

- Greenbelts formed by natural streams, canyons, ridgelines
and wooded lands which lend themselves to hiking, cycling and horseback
riding.

Co All lands to be dedicated must have access- through a
minimum right-of-way equal to similar improvements in the subdivision.
Utility stubouts must be provided for an easy comnection of all utilities.
They must be of sufficient size and capacity to accommodate service for the
ultimate development of the dedicated land.

4, Time for Facility Development

At the time of approval of the tentative subdivision map, the Planning
Commission and City Council shall specify as a condition of approval whether
the City will accept dedication of the facility site to develop and maintain,
or whether development and maintenance of the facility site will be performed
by an organized homeowner’s association. At the time of approval of the final
map, the City Council shall specify when development of the facility shall
begin.

5 Industrial and Commercial Subdivision

ot

The provisions of this section shall not apply to industrial or
commercial subdivisions.

B. Public Facility Sites

Tentative maps for new subdivisions shall indicate sites for required
public facilities, including, but not limited to, sites for libraries, fire
stations and police substations. The required sites shall be offered to the
City for immediate purchase or under exclusive option for a period of two
years from the date of execution, at current unsubdivided land fair market
values on said date of execution plus interest and any necessary costs
incurred by subdivider from date of execution to date of exercise of said
option, which are beneficial to the City. Such agreements shall be executed
prior to city approval of the final map or parcel map, and shall be a
condition of such approval.

C. Reservations

1. Areas of real property within the subdivision may be required
to be reserved for parks, recreational facilities, fire statioms, libraries,
or other public uses, subject to the following conditions:

a. The requirement is based upon adopted specific plan or
adopted general plan policies and standards for those uses, and the required
reservations are in accordance with those policies and standards.

b. The reserved area is of such size and shape as to permit
the balance of the property within which the reservation is located to develop
in an orderly and efficient manner.
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C. The amount of land reserved will not make development of
the remaining land held by the subdivider economically unfeasible. The
reserved area shall conform to the adopted specific or general plan and shall
be in such multiples of streets and parcels as to permit an efficient division
of the reserved area in the event that it is not acquired within the
prescribed period; in such event, the subdivider shall make those changes as
are necessary to permit the reserved area to be developed for the intended
purpose consistent with good subdividing practices.

2. The public agency for whose benefit an area has been reserved
shall at the time of approval of the final map or parcel map enter into a
binding agreement to acquire such reserved area within two years after the
completion and acceptance of all improvements, unless such period of time is
extended by mutual agreement. The purchase price shall be the market value
thereof at the time of the filing of the tentative map plus the taxes against
such reserved area from the date of the reservation and any other costs
incurred by the subdivider in the maintenance of such reserved area, including
interest costs incurred on any loan covering such reserved area. As part of
the binding agreement to acquire the reserved area, the public agency of
benefit shall agree to maintain the property in a responsible manner,
protecting it from such health and safety considerations as fire hazards,
accumulation of garbage, unsightly storage of materials, as examples,

3. If the public agency for whose benefit an area has been
reserved does not enter into such a binding agreement, the reservation of such
area shall automatically terminate,

4, The authority granted by this article is additional to all
other authority granted by law to local agencies relating to subdivisions and
shall in no way be construed as a limitation on or diminution of any such
authority,

D, local Transit Facilities

A subdivider may be required to provide for a dedication or an-
irrevocable offer of dedication of land within the subdivision for local
transit facilities such as bus turnouts, benches, shelters, landing pads and
similar items which directly benefit the residents of a subdivision if the
Counc¢il finds that transit services are or will within a reasonable time
period be made available to such subdivision.

E. Supplemental Improvements

1, The City may impose requirements that the improvemeunts
installed by the subdivider for the benefit of the subdivision shall contain
supplemental sizes, capacity or number for the benefit of property not within

the subdivision and that such 1mprovements be dedicated to the City.

2, Whenever the City imposes this requirement upon a subdivider
the City shall enter into an agreement with the subdivider to reimburse the
subdivider for that portion of the cost of such improvements equal to
differences between the amount it would have cost the subdivider to install
such improvements to serve the subdivision only and the actual cost of such

improvements.
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3. In order to reimburse the developer pursuant to the agreement,
the Council may at its discretion select one of these alternatives:

a. Immediately reimburse the subdivider for the entire cost
of such supplemental capacity, size or number and thereafter may levy a charge
upon the real property benefited thereby;

b. Collect a reasonable use charge for the account of the
subdividers from persons mot within the subdivision using the supplemental
capacity, size or number; or

c. Establish and maintain local benefit districts for the
levy and collection of the charge attributable to the property benefited by
the supplemental capacity, size or number.

4, A public hearing or special election shall be held by the
Council in accordance with the provisions of current State law before any

charge, area of benefit or local benefit district shall be established.

F, Title Policy or Certificate Reguired

A1l dedications and offers of dedication shall be accompanied by a
certificate of title or policy of title insurance, issued by a title company
authorized by the laws of the State to write the same, showing the names of
all persons having a recorded interest in the land to be dedicated or offered
for dedication. Such certificate or policy shall be submitted to the City
Engineer at the time the final map or parcel map is submitted for examination
and certification. After the final map is recorded, or if dedications and
offers of dedication are by separate instrument, after such instrument or
instruments are recorded, a policy of title insurance shall be issued for the
benefit and protection of the City, Any expense involved in complying with
the provisions of this section shall be borne by the subdivider.

16,04,100 NONRESIDENTIAL SURBDIVISIONS-~PRINCIPLES AND STANDARDS FOR
DEVELOPMENT

In addition to the principles and standards in this title which are
appropriate to the planning of all subdivisions, the subdivider shall
demonstrate to the satisfaction of the commission that the street, parcel and
block pattern proposed is specifically adapted to the uses anticipated and )
takes into other uses in the vicinity. The following principles and standards
shall be observed:

A, Proposed industrial parcels shall be suitable in area and dimensions
to the types of industrial development anticipated.

B, Street rights—of-way and pavement shall be adequate to accommodate
the type and volume of traffic anticipated to be generated thereon,

C. Special requirements may be imposed by the City with respect to
street, curb, gutter and sidewalk design and construction.

D. Special requirements may be imposed by the City with respect to the
installation of public utilities, including water, sever and storm drainage.
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E, Nonresidential subdivisions shall be designed to protect adjacent
areas from potential nuisance from the proposed nonresidential subdivisions,
including the provisions of extra depth and setback in parcels backing up on
existing or potential residential development and provisions for a permanently
landscaped buffer strip when determined necessary by the Plannlng Commission.

F. Streets carrying nonres1dentlal traffic, espec1a11y truck traffic,
shall not normally be extended to the boundaries of adjacent existing or
potential residential areas, or connected to streets intended for
predominantly residential traffic.

G. Nonresidential subdivisions shall take lnto account and specifically
designate all private areas proposed for vehicular circulation and parking,
for pedestrian circulation, and for buffer strips and other landscaping.

H. Buffer strips shall consist of landscaped areas which are designed
to shield and otherwise soften the effect of the nonresidential subdivision on
nearby residential areas., Said buffer strips shall be improved to standards
as specified in the Sonora zoning ordinance,

16.04.110 SUBDIVISION IMPROVEMENT PLANS

The subdivider shall prepare plans and specifications for the
improvements required for the proposed subdivision rules or pursuant to this
code, the Subdivision Map Act, and the regulations of any other entity having
jurisdiction over the. improvements described therein.

A.  Approval of Improvement Plans

The City Engineer or the engineer for any other entity having
jurisdiction over improvements shown in the improvement plans shall review the
plans, and, only if such plans fully comply with the requirements of the
Subdivision Map Act, this code and the rules or regulations of the other
entity, and substantially comply with the tentative map, shall the City
Engineer sign the improvement plans, Improvement plans submitted to the City
Engineer for approval shall contain, on the title sheet of said plans, the
approval signatures of public agencies providing utilities to the subdivision.
Where utilities provide and maintain their own construction plans of their
respective utility, the improvement plans shall so state. A written
acknowledgement by such utility that the utility”s plans are consistent with
the submitted improvement plans shall be received by the City Engineer.

Where fire hydrants are required to be provided, the City of Sonora Fire
Chief shall sign the plans approving the locations shown thereon.

B, Preparation of Improvement Plans

Improvement plans shall be printed or drawn clearly and legibly and
reproduced on mylar which results in a permanent record which will permit
direct reproductions. Each sheet shall be twenty-four (24") inches vertically
by thirty-six (36") inches horizontally with a marginal line drawn completely
around each sheet, leaving an entirely blank margin of one and one-half (1~
1/2") inches on the left side and one~half (1/2") inch on the other three (3)
sides. If the improvement plans include five (5) or more sheets, a key map
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showing the sheets and the area covered by each sheet of the plan shall be
included on the first sheet of the plans. The form of all improvement plans
shall conform to such additional requirements as may be established by the
City Engineer.

8. Grading Plans Included in Improvement Plans

Improvement plans shall also include complete grading plans, These plans
shall show proper grading and erosion cohtrol, including prevention of
sedimentation and damage to off-site property, pursuant to Government Code
Section 66411 of the State., Grading plans shall contain a title block and
shall have a graphical scale in addition to a numerical scale. The grading
plans may be submitted initially on sheets larger than twenty-four (24")
inches by thirty-six (36") inches. However, if initial plans are submitted on
such larger sheets, after the proposed subdivision has been graded, the
grading plans must be resubmitted in sheets conforming in size and margin
requirements to the remainder of the improvement plans. Crading plans
resubmitted at the proper size may be a series of twenty-four (24") inch by
thirty-six (36'") inch mylar or vellum prints made with proper overlap and
title block from the initially submitted grading plans.

D, Preliminary Soils Report

A preliminary soils report pursuant to Section 66470 of the California
Government Code shall be submitted with, and referenced by, all subdivision
improvement plans.

E. Contents of Improvement Plansg

Improvement plans shall be prepared according to good engineering
practice and the standards of the €ity or other entity having jurisdiction,
under the direction of, and shall be signed by, a California State Registered
Civil Engineer. Basic plan scale shall be approved by the City Engineer. The
improvement plans shall show the complete plans, profiles and details for all
improvements to be placed in a proposed subdivision including, but not limited
to, all street work, drainage channels and structures, all underground
utilities to be installed by the subdivider including all appurtenances
thereto located within the right-of-way, retaining walls or other improvements
to support cut slopes and embankments, bridges if constructed in conjunction
with subdivision improvements, the location of underground utilities not
within the right-of-way which may control the location and elevation of storm
drains and culverts, the location of fire hydrants, curbs, gutters and
sidewalks, fences that may be required, gates, structures and drainage
facilities necessary to control slides and other improvements which may be
required to complete the work,

F, Changes in Improvement Plans

Subsequent to signed approval of the subdivision improvement plans by the
City Engineer or engineer of any other entity having jurisdiction over any
improvements shown in the plan, no change shall be made to said plans without
prior approval of the engineer., All changes approved by the engineer shall
comply with the requirements of this code or the standards of the other
entity, Each request for approval of a change in the improvement plans shall
be accompanied by the required fee prescribed by Council resolution.
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G. Cost Estimate

An estimate of the cost of the improvements to the proposed subdivision
shall be prepared by the subdivider’s engineer and shall accompany the
improvement plans each time they are submitted,  Cost estimates shall be
itemized unit price estimates indicating the item of work, - estimated quantity
and extension. All items of work necessary to complete the subdivision, -
including public agency utility construction and all public agency and utility
fees payable by the developer, shall be indicated on the estimate. Items of
work shall be subdivided by the type of work, jurisdiction or utility and
indicated whether the specific item is a direct construction cost or a fee
paid for comstruction by a utility. Cost estimates shall include a separate
item for contingencies in the amount of fifteen (15) percent of the estimated
actual cost. Upon consideration of the estimate submitted by the subdivider,
the City Engineer shall determine the estimated cost for the improvements of
the proposed subdivision,

H. Plan Checking Fees

After submission of improvement plans and estimate to the City Engineer,
and prior to review of said plans, the subdivider shall pay a plan checking -
fee to the City as set forth by resolution, Said fee shall be a percentage of
the approved estimate of the construction costs of those improvements to be
inspected by or accepted by the City. The plan checking fee shall be a set
fee, and shall be utilized to provide one review of the estimate and all
required improvement plan documents including review of utility plans
(approved by others) for consistency with the overall subdivision plan and
City requirements. One set of check prints will be returned to the developer
with marked up corrections, if any, and a final review of corrected plans for
approval will be included,

Where substantial changes or additions are needed to be made to the plans
and the submitted plans are rejected, re-review of resubmitted plans shall be
payable to the City at the current hourly rate of the City Engineer.

I, Commencement of Improvements; Staged Grading

Except as ctherwise provided herein, grading of the proposed subdivision
and construction of any improvements thereon shall not begin until the City
Engineer has approved the improvement plans for the proposed construction.
Staged grading may be permitted if the City Engineer finds that such grading
is not detrimental to the subdivision improvement or the surrounding
properties,

16.04.120 SUBDIVISION IMPROVEMENT AGREEMENTS

A, Generally

Subdivision improvement agreements shall apply to all required
improvements which are not constructed prior to approval of the final map and
shall be governed by the following provisions and State law.
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1. Prior to submitting a final parcel map or final map of a
proposed subdivision for approval pursuant to this chapter, the subdivider and
all owners of land in the subdivision substantially interested in the
subdivision shall execute an improvement agreement, in a form approved by the
City Engineer and the City Attorney, whereby each is bound to comstruct,
within a reasonable time specified therein, the improvements which have not
been completed and accepted by the City prior to approval of the final tract
map or final parcel map required for the subdivision pursuant to this code.

2, The agreement shall specify the time for completion of the
improvements, Construction requirements of parcel maps shall not be required
until such time as a permit is issued by the City, unless construction is
required pursuant to an agreement between the City and the subdivider, or
unless the Council requires construction within a reasonable time following
approval of the parcel map and prior to the issuance of a permit or grant of
approval for development upon a finding that construction is necessary for
reasons of public health and safety or the orderly development of the
surrounding area. The time of completion of construction requirements for
subdivisions which have multiple final maps may be specified by the City,
including the authority to require completion of improvements on any of the
multiple final maps.

3. Parcel map improvements shall be completed prior to final
building inspection or occupancy of any unit within the subdivision,
regardless of the sequence of comnstruction of the final maps by the
subdivider, where the improvements are desirable to serve the residents of the
subdivision being constructed or to accommodate the public generally who will
be impacted by the subdivision.

4, The same parties shall secure execution of this agreement by
good and sufficient improvement security as provided for in this chapter.

5. The agreement, executed by the subdivider and owner, shall be
submitted to the Council. If approved by the Council, the Mayor shall execute
the agreement on behalf of the City. :

B, Completion of Improvements

Unless a different time period is specified by the City, the subdivision
improvements shall be completed by the developer within eighteen months from
the approval of the final map may be extended by the City Engineer, not to
exceed a period of twenty~four (24) months from the recording of the final
map, unless an extension is granted by the Council.

Should the subdivider fail to complete the improvements within the
specified time, the City may, by resolution of the Council and at its option,

cause any or all uncompleted improvements to be completed, and the parties
executing the agreement and the surety or sureties shall be firmly bound for
the payment of all necessary costs therefor.

C. Designated Remainder Parcel; Construction Requirements
When a subdivision is of a portion of any unit or units of improved or

unimproved land, the subdivider may designate as a remainder that portion
which is not divided for the purpose of sale, lease, or financing.
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For such a designated remainder parcel, the fulfillment of construction
requirements for improvements shall not be required until such time as the
construction of such improvements is required pursuant to an agreement between
the subdivider and the City. In the absence of such an agreement, the City
may require fulfillment of such construction requirements within a reasonable
time following approval of the final map and prior-to the issuance of a permit
or other grant of approval for the development of a remainder parcel upon a
finding by the Council that fulfillment of the construction requirements is

necessary for reasons of:
1. The public health and safety; or

2.  The required construction is a necessary prerequisite to the
orderly development of the surrounding area.

D, Improvements Apreement: Time Extensions

The completion date specified by Section 16,04,120 B of this article may
be extended by the Council for subdivision of five (5) or more parcels and by
the City Engineer for subdivision of four (4) or less parcels upon written
request by the developer and the submittal of adequate evidence to justify the
extension, The request shall be made not less than thirty (30) days prior to
expiration of the subdivision improvement agreement.

The subdivider shall enter into a subdivision improvement agreement
extension with the City. For subdivisions of five (5) or more parcels the
agreement shall be prepared and signed by the City Engineer, approved as to
form by the City Attorney, executed by the subdivider and transmitted to the
City Council for their consideration. If approved by the Council, the Mayor
shall execute the agreement on behalf of the City.

Tn consideration of a subdivision improvement extension agreement, one or
more of the following may be required:

1. Revision of improvement plans to provide for current design and
construction standards when required by the City Engineer;

2. Revised improvement construction estimates to reflect current
improvement costs as approved by the City Eng ineer;

3.° Increase of improvement securities in accordance with revised
construction estimates; or :

4, Inspection, plan check and other fees, if appropriate, may be
adjusted to reflect current construction costs or changes in the method of

calculation,

The Council may impose additional requirements as recommended by the City
Engineer or as it may deem necessary as a condition to approving any time
extension for the completion of improvements.

The costs incurred by the City in processing the agreement shall be borne
by the developer at the actual cost thereof to the City.
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E. Time Extension Fees

A1l required time extension fees shall be paid to the City at the time of
filing any request for extension of the time specified in the improvement
agreement.

16.04.130

CONSTRUCTION STANDARDS

The construction methods- and materials for all improvements shall conform
to the Standard Specifications of the State of California Department of
Transportation or as approved by the City Engineer.

Construction shall not commence until required improvement plans have
been approved in writing by the City Engineer.

16.04.140 CONSTRUCTION INSPECTION

AR AT LSS

A. Generally

A1l improvements are subject to inspection by the City Engineer or
authorized agent in accordance with the City”s Standard Specifications.

B. Soils Testing.

Prior to commencement of construction the developer shall retain the
services of a qualified soils testing firm as approved by the City Engineer to
conduct compaction and resistance valve testing in accordance with Caltrans
testing standards.

Compaction testing shall be conducted within all street embankments,
street utility trenches, and street subgrade in accordance with a schedule
approved by the City Engineer.

Resistance valve testing shall be conducted near completion of
embankments and prior to application of the base course. The structural
section of the street shall be based upon:

1. The resistant valve of the soil
2. The expansion properties of the soil
3. The Traffic Index as determined by the City Engineer.

The minimum structural section of o" asphalt concrete over 6" Class 2
aggregate base shall be increased where R-valve testing indicates a greater
section. R-valve testing may be waived by City Engineer when sufficient
evidence exists to show that the minimum section will adequately support the
traffic load.

Whenever soils testing is conducted, the City Engineer shall determine
the sampling or testing Jocation. Test reports shall be submitted directly to
the City Engineer by the soils firm.

Ce Pre-Construction Conference.

Prior to commencing any construction, the developer shall arrange for a
preconstruction conference with the City Engineer or his authorized agent.
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D, Fipal Inspection and Deficiency List

Upon completion of the subdivision improvements, the developer shall
apply in writing to the City Engineer for a preliminary final inspection. The
City Engineer or authorized representative shall schedule a preliminary final
inspection.

A deficiency list shall be compiled during the inspection, noting-all
corrections or any additional work required.  If the number of items are
excessive or the subdivision appears incomplete, the preliminary final
inspection may be halted and rescheduled on a date as determined by the City
Engineer or authorized representative,

When the preliminary final inspection has been completed, a copy of the
deficiency list shall be tramsmitted to the developer for correction, '

Upon hav1ng completed all -corrections or add1t10na1 work as outllned by
the deficiency list, the developer shall certify in writing that all-
corrections have been completed satisfactorily and request a final -inspection,
The City Engineer or authorized representative shall then make a final
inspection,

Upon finding that all-items on the deficiency -list have been corrected -
and receipt of as built -improvement plans, the subdivision shall be placed on

the Council agenda for acceptance.

The completion of corrections 1nd1cated by the deflclency 11st shall not
relieve the developer from the responsibility of correcting any deficiency not
shown on the list that may be subsequently discovered,

E. Inspection Fees.

Prior to commencement of construction, the subdivider shall deposit with
the City an inspection fee as set forth by resolution. Said fee shall be a.
percentage of the approved estimate of comstruction costs of those
improvements to be inspected by, or accepted by the City. The inspection fee
shall be a deposit utilized to pay the cost of the City Engineer, special
inspector, or City staff in reviewing the work in progress for conformance
with the approved plans and specifications. Prior to acceptance of the
improvements, a statement of actual expenses incurred for inspection of the
project shall be prepared by the City. The subdivider shall be reimbursed or
pay the difference in the deposit versus the actual costs incurred upon
acceptance of the iImprovements.

16.04,150 AS-BUILT PLANS

At the time of completion of the improvements required pursuant to this
code, and as a condition precedent to both the final inspection by the City
Engineer and the exoneration of the improvement security, the subdivider shall
submit two (2) sets of prints and a clear reproducible copy of the orginal
tracings on polyester based film which have been modified for as-built
conditions.
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16.04.160 IMPROVEMENT SECURITY

A. Generally

Any improvement agreement, contract, or act required or authorized by the
Subdivision Map Act (66462) for which security is required shall be secured
in accordance with Section 66499 of the Govermment Code and as provided.
herein. Generally, performance and payment security is required where a map
is to be recorded prior to completion of all required subdivision
improvements. Warranty security is required upon acceptance of improvement
offered for dedicatiom.

No final subdivision map or parcel map subject to an improvement
agreement shall be approved by the City or recorded unless all required
improvements have been completed, or performance and payment security required
by this section have been received and approved. No newly constructed
subdivision improvements which are offered for dedication to the City, shall
be accepted by the City until warranty security guaranteeing the improvements
for a period of one year from the date of acceptance, has been received and
approved.

B. Form of Security

The form of security shall be one or the combination of the following at
the option and subject to the approval of the City.

1, Bond or bonds by one or more duly authorized corporate
sureties,

2. A deposit, either with the local agency or a responsible escrow
agency or trust company, at the option of the City, or money or negotiable
bonds of the kind approved for securing deposits of public monies.

3, An instrument of credit from one or more financial institutions
subject to regulation by the state or federal government and pledging that the
funds necessary to carry out the act or agreement are on deposit and
guaranteed for payment.

The provisions of the bond or bonds shall be in accordance with Section
66499,1 and 66499,2 of the State Subdivision Map Act.

C. Performance and Payment Security

A performance bond or security in the amount of one hundred percent
(100%) of the estimated comstruction cost to guarantee the construction or
installation of all improvements shall be required of all subdivisions. An

additional amount of fifty percent (50%) of the estimated comstruction cost
shall be required to guarantee the payment to the subdivider’s contractor,
subcontractors, and to persons furnishing labor, materials, or equipment for
the construction or installation of improvements.
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Where the security consists of a cash deposit to the City or a financial
institution approved by the City, performance security may be reduced to 75%
for a total cash deposit of 125% of the estimated construction cost. The
estimated improvement costs shall be as approved by the City Engineer and
shall provide for:

1. Not less than five percent (5%) nor more than fifteen percent
(15%) of the total construction cost for contingencies.

2, Increase for projected inflation computed to the estimated mid-
point of construction.

3. All public agency provided utility costs of construction as
well as fees required as a precedent to acceptance of the improvement by that
agency. Where a separate bond is required by the agency, or where such bond
is specifically waived, these costs may be excluded from the estimate.

4, Al1l utility installation costs or a certification acceptable to
the City Engineer from the utility company that adequate security has been
deposited to insure installation.

5. The cost of tremching and backfill within streets and utility
easements,

6. In addition to the full amount of the security, there shall be
included costs and reasonable expenses and fees, including attormey’s fees,
incurred in enforcing the obligation secured.

D. HWarranty Securitv

Upon acceptance of the subdivision improvements by the City, the sub-
divider shall provide security in the amount as required by the City Engineer
to guarantee the improvements accepted by the City for a period of one year
from acceptance. The amount of the warranty security shall be not less than
ten percent (10%) of the cost of the construction of the improvements, which
shall be retained for the one year warranty period. Such security shall be
releaseable only upon written authorization of the City Engineer.

E. Reduction in Performance Security

The City Engineer. may authorize in writing the release of a portiom of
the security in conjunction with the acceptance of the satisfactory completion
of a part of the improvements as the work progresses upon application by the
subdivider, but in no case shall the security be reduced to less than ten
percent (10%) of the total improvement security given for faithful
performance until final completion of all improvements.

The amount of reduction of the security shall be as determined by the
City Engineer, however, in no event shall the City Engineer authorize a
release of the improvement security which would reduce such security to an
amount below that required to guarantee the completion of the improvements and
any other obligation imposed by this ordinance, the Subdivision Map Act, or
the improvement agreement,
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G. Release of Improvement Securities
1, Performance Security

The performance security shall be released only upon acceptance of the
improvements by the City and when an approved warranty security has been filed
with the City Engineer.

2. Material and Labor Security

Security given to secure payment to the contractor, subcontractors and to
persons furnishing labor, materials or equipment may, thirty-five (35) days
after the completion and acceptance of the improvements by the City, be P
reduced to an amount equal to the amount of all claims therefore filed and of
which notice has been given to the City., The balance of the security shall be
released upon the settlement of all such claims and obligations for which the
security was given, '

3. Warranty Security

The warranty security shall be released upon satisfactory completion of
the warranty period provided:

a. All deficiencies appearing on the warranty deficiency list
for the subdivision have been corrected.

b. Not less than twelve (12) months have elapsed since the
acceptance of the.improvements by the City.

H. Reduction of Bond by Reason of Other Bonds Furnished

If the required subdivision improvements are financed and installed
pursuant to special assessment proceedings, the City may at its option provide
that, upon the furnishing by the contractor of the faithful performance and
labor and material bonds required by the special assessment act being used,
the improvement security of the subdivider may be reduced by an amount
corresponding to the amount of such bonds so furnished by the contractor.

I, Exemption From Levy

Such money, negotiable bond or instrument of credit shall be a trust fund
to guarantee performance and shall not be subject to levy or attachment by any
creditors of the depositor until the obligation secured thereby is performed
to the satisfaction of the City.

J. Obligation Subject to Approval of Another Agency

Tn all cases where the performance of ‘the obligation for which the
security is required is subject to the approval of another agency, the City
shall not release the security until the obligation is performed to the
satisfaction of such other agency. Such agency shall have two months after
completion of the performance of the obligation to register its satisfaction
or dissatisfaction. If at the end of that period it has not registered its
satisfaction or dissatisfaction, it shall be conclusively deemed that the
performance of the obligation was done to its satisfaction.
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CHAPTER 16.05

CONDOMINIUMS
SECTIONS
16.05,.010 PURPOSE
16.05.020 DEFINITIONS
16.05.030 APPLICABILITY
16.05.040 PROCEDURAL AND ZONIGN REQUIREMENTS

16.05.050 STANDARDS OF CONSTRUCTION

16,05,010 Purpose

The purpose of this chapter is to provide for procedures and minimem
standards of condstruction and site development for construction of
residential, commercial and industrial condominimums, community apartments,
stock cooperatives, and other undivided-interest projects with an exclusive
rifght to occupancy, in order to safeguard the health, safety and welfare of
tenants, future occupants and owerns of such building prOJects.A

16,05,020 Applicability

A, These regulations are applicable to new construction as well as
conversions of existing property to condominimum projects.

B. The provisions of this chapter shall additionally apply to conver—
sions of existing residential properties to condominimum projects.

C. The provisions of this chapter with regard to the physical elements
of the existing building site and permit requirements, shall additionally
apply to conversions of commercial and industrial buildings and structures to
condominium projects.

16.05.030 Procedural and Zoning Requirements

A, Every condominium project shall be processed under the requlrements
of the Subdivision Map Act, and this title, as the same now exists or is
hereafter amended, and shall require a tentative map and a final map.

B. Every condominium project shall be zoned "Planned Development” under
Chapter 17.30 of this code or "Planned Development Combining Zone" under
Chapter 17.31 of this code prior to approval of a tentative map for the
condominium project.

C. An approved development plan under Chapter 17.30 of this code or
planned development permit issued under Chapter 17.31 of this code shall be
required prior to recordation of a final map or any site development.

D. Applications for both tentative map and zoning may be processed
concurrently, with the zoning considerations taking precedence over the
tentative map considerations.
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16.05,040 Standards of Construction

A, The following standards of construction and site improvement shall
apply to all condominiums:

1. Code Compliance., Condominiums shall conform to all
requirements of the latest adopted edition of the Uniform Building Code and
Uniform Fire Code and other local, state and federal regulationms or ordinances
relating to the protection of health or safety which are in effect on the date
of application. '

2. Site Access. Each condominium unit shall have direct access or
access over common areas to a publicly maintained street.

3. Parking. Condominiums shall provide off-street parking as
specified in Title 17 of this code for the specific uses permitted. All .
parking lots shall conform to the comstruction standards of Title 17 of this
code, Specific provisions regarding the use of common parking facilities
shall be detailed in the project”s organizational documents.,

4, Energy Conservation. Condomminiums shall conform to the latest
edition (upon application) of the Energy Conservation Standards of the
California Energy Commission, Existing buildings shall require a certificate
of conformance prepared by a registered engineer or architect.

5, Fire Supression and Safety. Condominiums shall be prvided with
smoke detectors, alarm systems, fire extinguishers, fire hydrants, and )
sprinklers as determined by the fire chief for the occupancy in accordance
with applicable codes.

6. Fire Separations. All occupancy or area separations, and
floor-ceiling assemblies, shall conform to the requirements of the Uniform
Building Code for the intended occupancy. Where condominium units are
vertically divided from the ground up, they shall be structurally independent
except for common footings and roofing, and a property line shall be assumed
to be between each unit for purposes of firewall separation.

7. Utilities. Specific provisions for the responsibility of
maintenance, repair and replacement of all utility lines, drainage lines,
mechanical and electrical equipment shall be included in the project’s
organizational documents as well as provisions for utility service charges.
Individual LP gas tanks for condominium units are prohibited.

8, Site Layout and Landscaping, All condominiums shall be sited
and have landscaping in accordance with the project’s approved development
plan or planned development permit.

B. Additionally, the following minimum standards shall apply to
residential condominiums:

1. Parking. A minimum of two off-street parking spaces for each
condominium unit shall be provided. One off-street space per condominium unit
shall be sheltered by a carport or garage.
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2. Storage space. A minimum of one hundred sixty cubic feet of
weatherproof, lockable storage space exclusive of the living areas shall be
provided to each unit.

3. ~ Trash container enclosures shall be provided to each unit or in
each common area.

4, Utilities., -Al1l condominiums shall be separately metered with
LP-(if provided), electricity and water. A separate service for water and
electricity shall be provided to common facilities. Condominiums may- have a
common building sewer and sewer connection., - Sewer drain lines and -vents
serving individual condominium units -shall be-separate unless -there is- -
specific provision in the project’s organizational documents for maintenance
of these lines.

5. -Laundry Facilities, -Each individual condominium unit - shall be
provided with a hookup for a washer-and dryer or common facilities provided
with one washer/dryer per five units,

6., - Heating, Ventilation- and Air Conditioning. ‘Each condominium
unit shal have separate heating, ventilating and air conditioning (when
provided) systems.

- 7.-"Housing Code. All condominium units shall conform to the
latest adopted edition (upon application) of the Uniform Housing Code,

S 8. - - Sound ‘Transmission Control, - A1l wall and floor-ceiling - --
assemblies separating condominium units from each other or common corridors
shall conform to the provisions -of -appendix Chapter 35 of the Uniform Building
Code, latest adopted edition upon application.
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CHAPTER 16.06
CONVERSION OF RENTAL HOUSING TO
COMMUNITY HOUSING PROJECTS

SECTIONS
16.06.010 DEFINITIONS
16.06.020 PURPOSE AND INTENT
16.06.030 APARTMENT VACANCY SURPLUS REQUIRED FOR CONVERSION
16.06.040 DETERMINATION OF APARTMENT VACANCY RATE AND SURPLUS
16,06.050 PLANNED DEVELOPMENT PERMIT
16.06.060 MINIMUM REQUIREMENTS

16,06.010 Purpose and Intent

In addition to all other requirements and procedures as set forth in this
code pertaining to conversions, as defined here, the additional requirements
provided by this chapter shall also apply.

16,06.,020 Apartment Vacancy Surplus Required for Conversion

No planned development permit for conversion of apartments to community
housing units shall be approved, nor shall the conversion of any apartment
project to a community housing project be approved, unless and until there
exists at the time of filing of any such application an aprtment vacancy
surplus as of the most recent determination made pursuant to Section 16.06.030

hereof.

16.06.030 Determination of Apartment Vacancy Rate and Surplus

Upon application for a conversion, the building official shall determine,
on the basis of a representative sampling of apartment buildings, the
apartment vacancy rate and the aprtment vacancy surplus, if any., Such
determination shall be set forth in a written report to the planning

commission and city council. New market-priced apartments available to the
general public, for which a certificate of use and occupancy has been issued
since the last vacancy survey, shall be added on a unit-for-unit basis to
either reduce the apartment vacancy deficiency or increase the apartment
vacancy surplus. Apartments existing as of the last vacancy survey, for which
demolition permits have since been issued, or for which a planned development
permit for conversion to community housing has been approved, shall be added
to subtracted on a unit-for-unit basis to either increase the apartment
vacancy deficiency or reduce the apartment vacancy surplus.

16.06.040 Planned Development Permit

A, A planned development permit, issued under Chapter 17.31 of this
code, shall be required prior to the conversion of apartments to community
housing units, and prior to the approval of any tentative or parcel map in the
furtherance of same, in any zoning district.

B. VWhen the situation of an apartment vacancy surplus exists as of the

most recent determination, pursuant to Section 16.06,030, an application for
approval of a planned development permit for conversion of apartments to
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community housing units may be filed with the City if the number of lots,
parcels, units or rights of exclusive occupancy proposed does not exceed the
apartment vacancy surplus,

C. In addition to the other requirements of this title, such
applications shall be accompanied by the following:

l. A tentative subdivision map showing the boundary of the
property, the location of all structures, common and private spaces, parking
and access, accessory storage areas, trash-areas, laundry facilities, utility
connections, and the means by which the dwelling units will be divided;

2. Floor plans and elevations indicating the square footage
andnumber -of debrooms per unit, height, architectural features, and materials
of construction;

3. Name, address, age -and -length of occupancy- of every tenant and
occupant, including children, in the project on the date of application;

4, Current rents for-each unit, -along with the date, and amount of
Prior rent increases for the preceding three-year period;

5. - The approximate proposed sales price of each unit, and the pro
forma budget proposed for submission -to the California Real Estate - =
Commissioner or similar estimate of project annual operating and maintenance
fees and assessments;

6. All organizational documents:
a - The declaration of restrictions shall prohibit the
unenclosed storage of-any vehicle intended for recreation purposes, -including
land conveyances, vessels and -aircraft, but not including attached camper - -

bodies and motorhomes not exceeding eighteen feet in length, unless approved
storage areas are provided,

b. The declaration of restrictions shall provide for approval
by the city prior to any future modification of site plans, architectural
elevations, exterior materials and colors or of any of the organizational
documents,

¢ The declaration of restrictions shall require the
designation of a project manager residing in the project or maintaining an
office on-site to represent the association with full powers to enforce the
various provisions of such documents;

7. A property report prepared by a registered civil enginer,
architect, or qualified licensed contractor describing the physical condition
and estimated remaining useful life of each of the various elements of the
project proposed for conversion, including the following: building
foundations, roofs, walls, sound insulation, mechanical, electrical and
plumbing systems, on-site utilities, heating and air conditioning systems, and
fire protection systems, together with recommendations relating thereto in
order to assure their continued useful life for a minimum of five years. The
report shall also indicate any deviation from the standards of this code,
defective or unsafe elements, and proposed corrective measures;
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8. A structural pest-~control report prepared within sixty days of
the date of application by a licensed structural pest~control operator,
pursuant to Sections 8516, et seq., of the California Business and Professions
Code, or successor section;

9. A building history report, including the date of construction
of al elements of the project and a statement regarding the current ownership
of all improvements and underlying land;

10. A statement of any proposed repairs or improvements proposed to
be completed prior to the sale of units, along with a time schedule therefor;

11, A soils report, if not previously prepared, as required by the
provisions of the Subdivision Map Act;

12. A copy of the application to the Department of Real Estate of
the state for issuance of a finagl public report for the proposed convesion,
including all attachments and exhibits thereto required by the department,
pursuant to Section 11011 of the California Business and Professions Code, or
successor section;

13, An acoustical report prepared by a qualified acoustical
engineer evaluating the noise~attenuation characteristics of existing walls
and floor-ceiling assemblies, and the measures required for the building or
buildings to meet the standards of this code;

14,  Any other information which, in the opinion of the building
official, will assist in determining whether the proposed project will be
consistent with the purposes of this title;

15, The building official may waive the submission of certain of
the above factual items if it is demonstrated that such information is not
available and cannot be obtained.

16.06.050 Minimum Requirements

In addition to the other provisions of this title, each project approved
for conversion shall comply with the following minimum requirements:

1. Prohibition of Discrimination against Prospective Buyers with
Children. Under no circumstances shall a project approved for conversion
limit sales to families or indivudals without children, unless it is
demonstrated that the project as designed and built is not suitable for
accommodation of children.

2. Tenant Protection,

a. The developer shall provide to each existing tenant an
irrevocable, nontransferable, preemptive right to purchase the lot or unit
presently occupied, or right of exclusive occupancy for same, at a price no
greater than the price offered to the general public for such lot or unit.
Such right shall be irrevocable, unless declined in writing, for a period of
ninety days after the commencement of sales or issuance of the final public
report by the Real Estate Commissioner.
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b. The developer shall offer an extension of temnancy of all
existing lease or rental agreements to expire not less than ninety days
subsequent to the time of commencement of sales or jissuance of the final
public report by the Real Estate Commissioner.

C. The developer shall permit any tenant to terminate any
lease or rental agreement without any penalty whatsoever after filing of an
application to convert to community housing, provided such tenant notifies the
developer in writing thirty days in advance of such termination.

d. Expenses for temporary relocation, including moving costs
and/or costs of comparable replacement housing within the community, shall be
assumed by the developer for any tenant required to vacate a unit to permit
necessary repairs to a unit in connection with a conversion, and such
assumption of costs shall continue until the said repairs have been completed.

€. An existing tenant’s rent shall not be increased during
the remaining period of residency from date of application for conversion, in
excess of the housing segment of the annual cost of living increase published
for the San Francisco Bay Area Consumer Price Index, for the preceding year.

3. Buyer Protection. The developer shall furnish each prospective
purchaser of a lot or unit a true copy of each of the following documents:

a. The planned development permit, as issued under the
provisions of Chapter 17.31; :

b. Property report;

Cs Structural pest control report;
d. Building history report;

e. Soils report (where required);

£. Statement of compliance issued by the Real Estate
Department of the state, or its successor document relating to operating and
maintenance funds during start-up.

4, Standards of Comstruction and Site Improvement. The project
shall conform to Chapter 16,05, Condominiums, of this cede prior to the
commencement of sales of units. Where specific deviation from such standards
is permitted by the planning commission or city council, it shall be indicated
in the planned development permit of the project.
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CHAPTER 16.07
REVERSIONS TO ACREAGE

SECTIONS
16.07.010 GENERAJ,
16.07.020 INITIATION OF PROCEEDINGS
16.07.030 CONTENTS OF PETITION
16.07.040 SUBMITTAL OF PETITION TO THE CITY ENGINEER
16.07.050 CITY COUNCIL
16.07.060 CITY ENGINEER
16.07.070 FILING WITH COUNTY RECORDER

16.07.010 General

Subdivided property may be reverted to acreage pursuant to provisions of
this article and the State Subdivision Map Act. This article shall apply to
final maps and parcel maps.

16.07.020 Initiation of Proceedings
A, By Owners

Proceedings to revert subdivided property to acreage may be initiated by
petition-of all of the owners of record of the property. The petition shall
be in a form prescribed. by the City Engineer., The petition shall contain the
information required by :Section 16,07.030 and such other information as
required by the City Engineer. '

B, By the City

The City Council, at the request of any person or on its own motion may,
by resolution, initiate proceedings to revert property to acreage. The City
Council shall direct the City Engineer to obtain the necessary information to
initiate and conduct the proceedings.

16.07.030 Contents of Petition

The petition shall contain, but not be limited to, the following:
1. Evidence of title to the real property; and

2. Evidence of the consent to all of the owners of an interest in
the property; or

3. Evidence that none of the improvements required to be made have
been made within two (2) years from the date the final map or parcel map was
filed for record, or within the time allowed by agreement for completion of
the improvements, whichever is later; or

4, Evidence that no lots shown on the final or parcel map have
been sold within five (5) years from the date such final or parcel map was
filed for record.
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5. A tentative map in the form prescribed by this title.

6. A final or parcel map in the form prescribed by this title
which will not be vacated and dedications required as a condition to
reversion, Final or parcel maps shall be comspicuously designated with the
title, "The Purpose of this Map is a Reversion to Acreage'.

7. A depesit as required by the City Engineer toward processing
and plan checking costs in accordance with the City’s established fees and

charges.

16,07.040 Submittal of Petitiom to the City Engineer

The final map or parcel map for the reversion together with all other
data as required by this article shall be submitted to the City Engineer and
Community Development Director for their review.

The City Engineer and Director shall review the submittal and make its
recommendation to the Planning Commission.

The Planning Commission shall review the petition for conformity with
this ordinance, the State Subdivision Map Act and other applicable City
ordinances and state laws. Upon finding that the petition meets with all the
requirements, the Commission shall forward the final map or parcel map,
together with their recommendations of approval, conditional approval, or
denial of the reversion to screage, to the City Council for their
consideration,

16.07.050 City Council

A public hearing shall be held by the City Council on all petitions for
initiations for reversions to acreage. Notice of the public hearing shall be
given as provided in Section 16.03.080-B-2 of this title. The City Council
may give such other notice that it deems necessary or advisable.

The City Council may approve a reversion to acreage only if it finds and
records by resolution that:

1. Dedications or offers of dedication to be vacated or abandoned
by the reversion to acreage are unnecessary for present or prospective public
purposes; and

2. Either:

a. All owners of an interest in the real property within the
subdivision have consented to reversionj Or

b. None of the improvements required to be made have been
made within two (2) years from the date the final or parcel map was filed for
record, or within the time allowed by agreement for conpletion of the
improvements, whichever is later; or

Ca No lots shown on the final or parcel map were filed for
record,
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The City Council may require as conditions of the reversion:

1, The owners dedicate or offer to dedicate streets, public
rights-of~-way, or easement.

2. The retention of all or a portion of previously paid

subdivision fees, deposits, or improvement securities if the same are
necessary to accomplish any of the provisions of this chapter.

16,07.060 City Engineer

The City Engineer shall review parcel maps for reversion to acreage if
they involve four or less parcels (prior to reversion).

The City Engineer shall give notice to all persons having record title
interest in the property and as provided in Section 16.03.080-B-2 of this
t1t1e.

The City Engineer shall approve a reversion to acreage of four or less
parcels if it was approved or conditionally approved by the Planning
Commission; and

1, All owners of record title interest in the real property have
consented to the reversion; and ’ .

2. Dedications or offers of dedication to be vacated or abandoned
by the reversion to acreage are unnecessary for present or prospective public
purposes.

3. The reversion is in conformity with the tentative parcel map as
approved or conditionally approved by the Planning Commission.

The Planning Commission may require as a condition of the reversion:

1. The owners dedicate or offer to dedicate streets, public
rights-of-way, easements, and reservations as may normally be required for
parcel maps pursuant to this title.

2. The owners enter into an improvemept agreement pursuant to
section 16,04,020 of this title.

3. The retention of all or a portion of previously paid fees,
deposits or improvement securities if the same are necessary tc accomplish any
of the provisions of this ordinance,

16,07.070 Filing with County Recorder

Upon approving the reversion to acreage, the City Engineer shall transmit
the final map or parcel map, together with the City Council resolution
approving the reversion, to the County Recorder for recordationm.

Reversion shall be effective upon the final map or parcel map being filed
for record by the County Recorder. Upon filing, all dedications and offers of
dedication not shown on the final map or parcel map for reversion shall be of
no further force and effect.
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CHAPTER 16.08
CORRECTION AND AMENDMENTS OF MAPS

SECTIONS
16.08.010 REQUIREMENTS ..
16.08.020 FORM AND CONTENTS
16.08.030 SUBMITTAL AND APPROVAL BY THE CITY ENGINEER
16.08.040 FILING WITH THE COUNTY RECORDER
16.08.050 FEE

16,08.010 Requirements

After a final or parcel map is filed in the office of the County
Recorder, it may be amended by a certificate of correction or an amending map:

A, To correct an error in any course or distance shown thereon;
B. To show any course or distance that was omitted therefrom;

C. To correct an error in the description of the real property shown on
the map;

D, To indicate monuments set after the death, disability or retirement
from practice of the engineer or surveyor charged with responsibilities for
setting monuments; or

E. To show the proper location of any monument which has been changed
in location, or character, or originally was shown at the wromg location or
incorrectly as to its character.

F, To correct any other type of map error or omission as approved by
the City Engineer, which does not affect any property right. '

16,08,020 Form and Contents

The amending map or certificate of correction shall be prepared by a
registered civil engineer or licensed land surveyor, The form and contents of
the amending map shall conform to the requirements of Section 16.03.110 if a
final map, or Section 16.03,110 if a parcel map. The certificate of
correction shall set forth in detail the corrections made and show the names
of the present fee owners of the property affected by the correction.

16,08.030 Submittal and Approval by the City Engineer

The amending map or certificate of correction, complete as to final form,
shall be submitted to the City Engineer for his review and approval,

The City Engineer shall examine the amending map or certificate of
correction and if the only changes made are those set forth in Section
16.08.010 above, he shall certify to this fact on the amending map or
certificate of correction,
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16.08,040 Filing with the County Recorder

The amending map or certificate of correction certified by the City
Engineer shall be filed in the office of the County Recorder im which the
original map was filed. Upon such filing, the County Recorder shall index the
names of the fee owners and the appropriate tract designation-shown-on the -
amending map or certificate of correction in the general index and map index
respectively, Thereupon, the original map shall be deemed to have been- -
conclusively so corrected and thereafter shall impart constructive notice of
all such corrections in the same manner as though set forth upon the original

map.

16.,08.050 Fee

The fee for checking, processing and recording the amended map or
certificate of correction shall be in accordance with the City"s resolution
establishing fees and charges. A deposit to be applied toward this fee may be
required by the City Engineer upon submittal of the amended map or certificate

of correction for his review.
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CHAPTER 16.09
ENFORCEMENT AND REMEDIES

SECTIONS
16.09.,010 PROHIBITION
16.09.020 REMEDIES
16.09.030 CERTIFICATE OF COMPLIANCE
16.09,040 CERTIFICATE OF NON--COMPLIANCE

16.09.010 Prohibition

A, No person shall offer to sell or lease, to contract to sell or
lease, to sell or lease, or to finance any parcel or parcels of real property,
Or to commence construction of any building for sale, lease or financing -
thereon, except for model homes, or to allow occupancy thereof, for which a
final map or parcel map is required by this chapter or the State Subdivision
Map Act until such map therof, in full compliance with the provisions of this
title or the State Subdivision Map Act, has been filed with the County
Recorder for record. '

B, Conveyances of any part of a division of real property for which a
final or parcel map is required by this chapter shall not be made by parcel of
block number, initial or any other designation, unless and until such map has
been filed for record with the County Recorder.

C. This section does not apply to any parcel or parcels of a
subdivision offered for sale or lease, contracted for sale or lease or sold or
leased in compliance with or exempt from any law (including a local ordinance)
regulating the design and improvement of subdivisions in effect at the time
the subdivision was established.

16.09.020 Remedies

A, Any deed of conveyance, sale or contract to sell real property which
has been divided, or which has resulted from a division, in violation of the
provisions of this title or State Subdivision Map Act is voidable at the sole
option of the grantee, buyer or person contracting to purchase, his heirs,
personal representatives or trustees in insolvency or bankruptey within one
year after the date of discovery of the violation, but the deed of conveyance,
sale or contract to sell is binding upon any successor in interest of the
grantee, buyer or person contracting to purchase, other than those above
enumerated, and upon the grantor, vendor or person contracting to sell, or his
assignee, heir or devisee,

B. Any grantee or his successor in interest of real property which has
been divided, or which has resulted from a division, in violation of the
provisions of this title or the State Subdivision Map Act may, within one year
of the date of discovery of such violation, bring an action in the Superior
Court to recover any damages he has suffered by reason of such division of
property. The action may be brought against the person who divided the
property in violation and against any successors in interest who have actual
or constructive knowledge of such division of property.
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C. The provisions of this section shall not apply to the conveyance of
any parcel of real property identified in a certificate of compliance filed
pursuant to Section 66499.35 of the Govermment Code or identified in a
recorded final map or parcel map, from and after the date of recording.

The provisions of this section shall not limit or affect in any way the
rights of a grantee or his successor in interest under any other provision of
law,

D. This section does not bar any legal, equitable or summary remedy to
which the City or other public agency, or any person, firm or corporation may
otherwise be entitled, and the City or other public agency, or such person,
firm or corporation may file a suit in the Superior Court of Tuolumne County
to restrain or enjoin any attempted or proposed subdivision for sale, lease or
financing in violation of this title, '

E, The City shall not issue a permit or grant any approval necessary to
develop any real property which has been divided, or which has resulted from a
division, in violation of the provisions of this title or the State
Subdivision Map Act if it finds that development of such real property is
contrary to the public health or the public safety, The authority to deny
such a permit or such approval shall apply whether the applicant therefor was
the owner of the real property at the time of such violation or whether the
applicant therefor is the current owner of the real property with, or without
actual constructive knowledge of the violation at the time of the acquisition
of his interest in such real property.

The City, in issuing a permit or granting approval for the development of
any such real property, may impose those additional conditions as would have
been applicable to the division of the property at the time the current owner
of record acquired the property, and which had been established at such time
by this division or local ordinance enacted pursuant thereto, except that if a
conditional certificate of compliance has been filed for record under the
provisions of this chapter, -only such conditions stipulated shall be
applicable.

16.09.030 Certificate of Compliance

A,  Any person owning real property within the City of Sonora may
request the City Engineer to determine whether such real property complies
with the provisions of this chapter and the State Subdivision Map Act.

B. Upon making such determination, the City Engineer shall cause a
certificate of compliance to be filed for record with the County Recorder.
The certificate of compliance shall identify the real property and shall state
that the division of land complies with applicable City ordinances and the
State Subdivision Map Act,

c. If the City Engineer determines that such real property does not
comply with the provisions of the applicable City ordinances or State
Subdivision Map Act, they may, as a condition to granting a certificate of
compliance, impose such conditions as would have been applicable to the
division of the property at the time the current owner of record acquired the
property, and which had been established at such time by ordinance, Upon
making such a determination and establishing such conditions, the City
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Engineer shall cause a conditional certificate of compliance to be filed for
record with the County Recorder. Such certificate shall serve as notice to
the property owner who has applied for the certificate pursuant to this
section, a grantee of the property owner or subsequent issuance of a permit or
other grant of approval for development of the property.

Compliance with such conditions shall not be required until such time as
a permit or other grant of approval for development of such property is

issued.

D. A recorded final map or parcel map shall constitute a certificate of
compliance with respect to the parcels of real property described therein.

E. A fee as established by resolution of the City Council shall be
charged to the applicant for making the determination and processing the
certificate of compliance. A deposit may be required to be applied toward

this fee.

16,09.040 Certificate of Non-Compliance

Whenever the City Engineer or any employee or representative of the City
has knowledge that real property has been divided in violation of the
provisions of this chapter or the State Subdivision Map Act, he shall cause to
be filed for record with the County Recorder a tentative notice of violation
("certificate of non-compliance") describing the real property im detail,
naming the owners thereof and describing the violation and stating that an
opportunity will be given to the owner to. present evidence. At least thirty
(30) days prior to the recording of a final notice, the owner of the real
property shall be advised in writing of the intention to record a final notice
and specifying a time, date and place at which the owner may present evidence
as to why such notice should not be recorded. If, after the owner has
presented evidence, it is determined that there has been no violation, a
release of the tentative notice shall be filed with the County Recorder. Such
tentative or final notice, when recorded, shall be deemed to be constructive
notice of the violation to all successors in interest in such property.
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CHAPTER 16,10
LOT OR PARCEL MERGERS

SECTIONS
16.10.010 MERGERS NOT REQUIRED
16,10.020 MERGERS REQUIRED
16.10.030 NOTICE OF MERGER
16.10.040 REQUEST BY PROPERTY OWNER

16.10.010 Mergers Not Required

Two (2) or more contiguous lots or units of land which have been
subdivided under the provisions of this title or the State Subdivision Map Act
shall not merge by virtue of the fact that such contiguous lots are held by
the same ownership, No further proceedings under this title shall be required
for the purpose of sale, lease or financing, except as provided by this
chapter.

16.10.020 Mergers Reauired

If any one of two (2) or more contiguous lots or units held by the same
owner does not conform to existing zoning regulations so as not to permit its
development, and at least one lot or unit has not been developed with a
building for which a building permit is required, thenm such parcels shall be
considered as merged for the purpose of this title.

16,10.030 Notice of Merger

Whenever the City Engineer or an authorized representative has knowledge
that real property has mergered pursuant to this article, he shall cause to be
filed with the County Recorder a notice of merger, At least thirty (30) days
prior to recording of the notice, the owner of the parcels or units shall be
advised in writing of the intention -to record such notice.

The notification to the owner shall specify a time, date and place at
which the owner may present evidence as to why the notice of merger should not
be recorded.

The notice of merger to be recorded shall specify the names of the record
owners and describe the property to be merged.

16.10.040 Request by Property Owner

Upon request of the legal owner of contiguous parcels, the City Engineer
may approve the merger of the property without reverting to acreage. Such
request shall be in writing and shall be accompanied by such data and
documents as required by the City Engineer”s office.

Upon approval, a notice of merger shall be filed with the County Recorder
and the County Assessor. The form and content of the notice shall be as

required by the City Engineer.
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In approving such merger, the City may impose reasonable conditions. The

reasonableness of such conditions may be appealed within ten (10) days of
written notice of the conditions to the City Council in accordance with

Section 16.03.080-C-3 of this chapter.

A fee to be charged at actual cost shall be charged to the applicant for
processing such merger. A deposit may be required to be applied toward this

fee.
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CHAPTER 16,11
VALIDITY AND CONFLICT

SECTIONS
16.11.010 VALIDITY AND CONSTITUTIONALITY
16.11,020 CONFLICT

16.11.010 Validity and Constitutionality

If any section, subsection, paragraph, subparagraph, sentence, clause, or
phrase of this ordinance is for any reason held to be invalid or
unconstitutional by a court of competent jurisdiction, such invalidity or
unconstitutionality shall not affect the validity or constitutionality of the
remaining portions of this ordinmance and the City Council does hereby declare
that it would have adopted this ordinance and each remaining section,
subsection, paragraph, subparagraph, sentence, clause, or phrase thereof
irrespective of the fact that any one or more of such sectionms, subsections,
paragraphs, subparagraphs, sentences, clauses, or phrases to be declared
invalid or unconstitutional.

16,11.020 Conflict

Whenever conflict occurs between any provision of this ordinance and any
other provisions of law, the more restrictive of such provisions shall
prevail.,
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Administrator
City Clerk
Finance
Building
Police
. Fire
City of Sonora Maintenance
¢ Tuolumne County Cemetery
94 North Washington Street

Sonora, California 95370

Area Code 208

532-6115
532-4541
532-4541
5323508
532-8143 .
532-7432
532-4541
532-4492

MEMORANDUM

DATE: Meeting éf July 5, 1988

TO: Honorable Mayor and Members‘of the City Council

FROM: Ed Wyllie, Community Development Director(ﬁzik) .

SUBJECT: Proposed revision and update to the City's Subdivision regulations.

RECOMMENDATION: It is recommended that the City Council waive the first

reading of Ordinance No. 646, and that changes to the ordinance, as
selected by the Council from the below listing, be integrated into
the ordinance for its second reading and adoption on July 19th.

- BACKGROUND: At the City Council meeting held on June 20th, the Council con-

ducted a public discussion session on the public review draft for
revision and update to the City's subdivision regulations (Title 16
of the Sonora Municipal Code). Comments received at the meeting have
been evaluated, and proposed changes recommended.

DISCUSSION:

COMMENT # 1 - Regulation of construction on ridge tops.

EVALUATION - Hillside and hilltop development has grown out of the
concern for natural disasters resulting from poorly designed hillside
development. Such regulation is also an aesthetic issue, as has been
presented by the Historical Society. It is not unusual to find such
provisions in subdivision ordinances. It is more common to see them
in a separate hillside protection ordinance which addresses hillsides,
hilltops, and slope density concerns as discussed in comment # 2, be-
low. As a separate ordinance, the regulations would apply to all land
development applications, and not solely to consideration at the sub-
division review level.

However, it is appropriate to make reference to hillside regulations
and preservation within the area of subdivision design and improve-
ment so that appropriate consideration can be given early in the
subdivision process.



SUBDIVISION REGULATIONS
Page two

PROPOSED REVISION: It is recommended that Section 16.04.055 be added
to the proposed ordinance, as follows:

16.04.055 Hillside preservation

To the extent that a proposed subdivision will include develop-
ment in hillside or hilltop areas of the City, design of the sub-
division shall ensure that development enhances rather than detracts
from or ignores the natural topography, resources, and amenities of
the hillsides. Development within such areas should seek to preserve
the predominant views, both from and of hillside areas, and to re-
tain the sense of identity and imageability that the hillsides now
provide to the City. Subdivision ‘design shall also meet requirements
for hillside and slope-density development which may be found in
other sections of this title and code.

COMMENT # 2 - Requiring larger lot sizes as the terrain becomes steeper.

EVALUATION ~ Slope-density concerns were an issue in last year's Sonora
Knolls subdivision approval, and continues to be legitimate given the
steepness of slope of the remaining, developable lands within the

City. Slope-density is a related issue to the hillside concerns dis-
cussed in Comment # 1, above. While pertinent to subdivision regulation,
slope~density also affects other development application processes,

such as PD zoning or site plan approvals. Toward that end, I feel that
slope—density would be better addressed as a separate ordinance (in
combination with hillside preservation considerations), to be located
in Title 17, Zoning.

PROPOSED REVISION - None recommended for the proposed subdivision ord- _
inance. However, staff will be working on an ordinance addressing hill-
side preservation and slope-density, to be introduced at a later date.

Comment # 3 - Inclusion of regulation of creekside setbacks.

EVALUATION - The City of Sonora General Plan calls for streamside buffer
strips of 50 feet on both sides of center of Sonora Creek, Woods Creek,
and Dragoon Gulch, and riparian drainage buffer strips of 25 feet and
both sides of center of identified riparian drainage delineated . on the
Open Space Lands Map. Inclusion of reference to the General Plan re-
quirements within the new Subdivision ordinance will assist in their
implementation.
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PROPOSED REVISION ~ It is recommended that Section 16.04.045 be added
to the proposed ordinance, as follows:

16.04,045 Streamside and riparian drainage setbacks.

Subdivision design shall include requirements for streamside and
riparian drainage buffer strips as addressed by the Conservation/ Open
Space Element of the City General Plan, or as may be required as a re~
sult of envirommental review completed consistent with the California
Environmental Quality Act and local environmental review procedures.

COMMENT # 4 ~ Consider expanding the section on authority and purpose
to include a statement on the setting.

EVALUATION - Inclusion of such a statement would serve to further define
the purpose of the ordinance in the context of the environment where it
will be implemented.

PROPOSED REVISION ~ It is recommended that the following be added to
proposed Section 16.01,020:

(d) To preserve and protect the natural assets of the City's setting,
including topographic and geologic features, open space lands, re-~
creational opportunities, and fish and wildlife habitats, through skilled
and creative subdivision design.

COMMENT # 5 - City Council retain authority for approval of tentative
subdivision and parcel maps.

EVALUATION - At the June 20th meeting, the Council indicated that it
would prefer to maintain its approval authority over tentative maps,
rather than delegating such authority to the Planning Commission.

PROPOSED REVISION ~ It is recommended that proposed Section 16.03,080(c)
be revised to read as follows:

C. Action be the City Council.

At its next regular meeting following the Planning Commission's
action, the City Council shall schedule the tentative map for a public
hearing. Said public hearing shall be conducted prior to the City Council
taking final action on a tentative map. Notice of public hearing shall

‘be as provided by Section 16.03.080(B)(2) of this title.
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It is further recommended that Section 16.03.080(D) be added to the
proposed ordinance, to read as follows:

Q} Action Upon Tentative Map Applications.

1. Approval.

If the Planning Commission or City Council approves or com-
ditionally approves the tentative map, it shall do so on the basis
of listed findings of fact. At minimum, such listed findings of fact
shall include the following:

a. That the project is in conformance with the City of Sonora
General Plan, and -

b. That State required environmental review has been completed.

The Planning Commission or City Council may place conditions upon
approval of the tentative map as deemed necessary to fulfill standards
and requirements of the City's General Plan, of this or other City
ordinances or resolutions, to mitigate identified environmental impacts,
to insure subdivision .design is compatible with surrounding land uses
and to otherwise fulfill the requirements of the State Subdivision Map
Act, No final map or-parcel map of all or any portion of the real pro-
perty included within such tentative map shall be filed until all con-
ditions for approval have been fulfilled.

2. Denial

If the Planning Commission or City Council denies the tentative
subdivision map it shall do so on the basis of listed findings of fact.
Such findings of fact may include specific areas of non-conformance with
adopted City ordinances or the State Subdivision Map Act.

The Planning Commission or City Council shall deny approval of
the tentative map if it makes any of the following findings:

a. That the proposed map is not consistent with City of Sonora
General Plan or any specific plans adopted by the City Council.

b. That the design or improvement of the proposed subdivision
is not consistent with the General Plan and any applicable specific
plans. ‘

c. That the site is not physically suitable for the type of
development.

d. That the site is not physically suitable for the proposed
density of development.
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e. That the design of the subdivision or the proposed improve-
ments are likely to cause substantial environmental damage or sub-
stantially and avoidably injure fish or wildlife or their habitat.

f. That the design of the subdivision or the type of improve-
ments is likely to cause serious public health problems.

g. That the design of the subdivision or the type of improve-
ments will conflict with easements acquired by the public at large for
access through, or use of, property within the proposed subdivisions. In
this connection, the governing body may approve a map if it finds that
alternate easements for access or for use will be provided, and that
these will be substantially equivalent to ones previously acquired by
the public. This subsection shall apply only to easements of record or
to easements established by judgement of a court of competent juris-
diction and no authority is hereby granted to a legislative body to
determine that the public at large has acquired easements for access
through or use of property within the proposed subdivision.

COMMENT # 6 — Organized park or open space areas to be maintained by
.a homeowner's association.

EVALUATION - The proposed ordinance included provisions for dedication
of land for parks. Within discussion of the proposal, it was questioned
whether the ordinance would allow for maintenance of a park area by an
organized homeowner's association. In that the proposed ordinance is. not
sufficiently clear on that point, a revision is proposed below.

PROPOSED REVISION - It is recommended that proposed Section 16.04.090(A) (4)
be revised to read as follows:

4. Time for Facility Development.

At the time of approval of the tentative subdivision map, the
Planning Commission and City Council shall specify as a condition of
approval whether the City will accept dedication of the facility site
to develop and maintain, or whether development and maintenance of the
facility site will be performed by an organized homeowner's association.
At the time of approval of the final map, the City Council shall gspecify
when development of the facility shall begin.

COMMENTS # 7 - Concern expressed about maintenance of property which is
reserved for future public uses.

EVALUATION ~ Proposed Section 16.040.090(D) provides for the reservation
of real property for future public uses, such as parks, fire statiomns, etc.
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PROPOSED REVISION - It i
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