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Meeting Location: City Council Chambers, 200 Civic Center Way, El Cajon, CA, 92020

This is an in-person meeting, however, it will be live-streamed through the City website at:
https://www.elcajon.gov/your-government/city-meetings-with-agendas-and-minutes-all.

To submit written comments on an item on this agenda, or a Public Comment, please e-mail the
comments with Planning Commission in the subject line to planning@elcajon.gov before 5 p.m. on
Tuesday, April 15, 2025. Comments will be limited to 300 words and will be entered into the official
Commission Meeting Record.

The City of El Cajon is endeavoring to be in total compliance with the Americans with Disabilities Act. If
you require assistance or auxiliary aids in order to participate at the Commission meeting, please
contact our office at 619-441-1742, option 3, as soon as possible.

CALL TO ORDER
PLEDGE OF ALLEGIANCE
ROLL CALL

CHAIRPERSON’S WELCOME

PUBLIC COMMENT

This is the opportunity for the public to address the Commission on any item of business within the
jurisdiction of the Commission that is not on the agenda. Under state law no action can be taken on
items brought forward under Public Comment except to refer the item to staff for administrative action
or to place it on a future agenda. Non-agenda public comments must be submitted before the end of
public comment during the meeting.

CONSENT

Agenda Item: 1
Planning Commission minutes of April 1, 2025

Decisions and Appeals - A decision of the Planning Commission is final unless appealed within 10 days of the date of the
Commission’s action. The appeal period for the items on this Agenda will end on Monday, April 28, 2025, at 5:00 p.m.
Agenda items which are forwarded to City Council for final action need not be appealed.
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PUBLIC HEARINGS

Agenda Item: 2
Project Name: Zoning Code Update
Request: Amendments to the Zoning Code
CEQA Recommendation: Exempt
STAFF RECOMMENDATION: RECOMMEND CITY COUNCIL APPROVAL
Project Number(s): Zoning Code Amendment No. ZCA-2025-0001
Location: Citywide
Applicant: City of El Cajon
Project Planner: Noah Alvey; 619-441-1795; nalvey@elcajon.gov
City Council Hearing Required? | Yes | April 22, 2025
Recommended Actions: 1. Conduct the public hearing; and
2. MOVE to adopt the next resolution in order
recommending City Council approval of the proposed
Zoning Code Amendments.

3. OTHER ITEMS FOR CONSIDERATION

4. STAFF COMMUNICATIONS

5. COMMISSIONER REPORTS/COMMENTS

6. ADJOURNMENT
This Planning Commission meeting is adjourned to May 6, 2025 at 7 p.m.

Decisions and Appeals - A decision of the Planning Commission is final unless appealed within 10 days of the date of the
Commission’s action. The appeal period for the items on this Agenda will end on Monday, April 28, 2025, at 5:00 p.m.
Agenda items which are forwarded to City Council for final action need not be appealed.
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Planning Commission Minutes
- April 1, 2025 Meeting
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MINUTES
PLANNING COMMISSION MEETING
April 1, 2025

The meeting of the El Cajon Planning Commission was called to order at 7:01 p.m.
PLEDGE OF ALLEGIANCE & MOMENT OF SILENCE.

COMMISSIONERS PRESENT: Anthony SOTTILE (Chair)
Shannon EDISON (Vice Chair)
Paul CIRCO
Darrin MROZ
Rebecca POLLACK-RUDE

COMMISSIONERS ABSENT: NONE

STAFF PRESENT: Noah ALVEY, Deputy Director, Community Development
Barbara LUCK, City Attorney
Maiza MAZZINI, Junior Planner
Spencer HAYES-FLORES, Associate Planner
Laura JUSZAK, Administrative Secretary

Chair SOTTILE opened the Planning Commission meeting explaining the rules of conduct.

PUBLIC COMMENT:

There was no public comment.

CONSENT CALENDAR:

Agenda Item: 1
Planning Commission minutes of February 4, 2025

Motion was made by CIRCO, seconded by MROZ, to approve the February 4, 2025 minutes;
motion carried 5-0.
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PUBLIC HEARING ITEM:

Agenda Item:

2

Project Name:

Palms Residence Single Room Occupancy (SRO)

Request: Extend approval period for one year
CEQA Recommendation: Exempt
STAFF RECOMMENDATION: APPROVE

Project Number(s):

Extension of Time (EOT) No. 2025-0003
Conditional Use Permit (CUP) No. 2022-0014

Location:

1349 East Main Street

Applicant:

Encinitas Design Group, Todd Kuhiman,
encinitasdesigngroup.com; 760-704-811

Project Planner:

Maisa Mazzini; MMazzini@EICajon.gov; 619-441-1721

City Council Hearing Required?

No|

Recommended Actions:

MOVE to adopt the next resolution in order approving the
time extension for CUP No. 2022-0014

HAYES-FLORES summarized the staff report through a PowerPoint presentation.

COMMISSIONERS asked questions with HAYES-FLORES providing answers.

Motion was made by CIRCO, seconded by POLLACK-RUDE, to adopt the next resolution in order

approving the extension of time, subject to conditions; motion carried 5-0.

Agenda Item:

3

Project Name:

Volunteers in Medicine (VIM)

Request:

Non-profit Medical Clinic

CEQA Recommendation:

Exempt

STAFF RECOMMENDATION:

APPROVE

Project Number(s):

Conditional Use Permit (CUP) No. 2025-0003

Location: 772 South Johnson Avenue; APN 492-012-50-00
Applicant: Volunteers in Medicine; Sonya Caruso; scaruso@vim-

sandiego.org; 619-440-4591

Project Planner:

Spencer Hayes-Flores; shayes@elcajon.gov; 619-441-1656

City Council Hearing Required?

No\

Recommended Actions:

1. Conduct the public hearing; and

2. MOVE to adopt the next resolutions in order approving
the proposed CEQA exemption and CUP NO. 2025-
0003, subject to conditions.

HAYES-FLORES summarized the staff report through a PowerPoint presentation.
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COMMISSIONERS asked questions with HAYES-FLORES providing answers.
SOTTILE opened the public hearing
Project applicant Eric NASLUND spoke in support of the project.

Motion was made by CIRCO, seconded by EDISON, to close the public hearing; motion carried 5-
0.

Motion was made by MROZ, seconded by POLLACK-RUDE, to adopt the next resolutions in order
approving the CEQA determination and Conditional Use Permit No. 2024-0003, subject to
conditions; motion carried 5-0.

Agenda Item: 4
Project Name: The Palms Restaurant and Banquet Hall
Request: Consider revocation of Conditional Use Permit (CUP) No.
2115
CEQA Recommendation: Exempt
STAFF RECOMMENDATION: Revoke CUP No. 2115, if the business is not operating in
accordance with required conditions of approval
Location: 143 East Main St.
Applicant: David Malikyar, 619-249-1022
Project Planner: Noah Alvey; 619-441-1795; nalvey@elcajon.gov
Recommended Actions: 1. Conduct the public hearing;
2. Adopt the next resolution in-order revoking CUP No. 2115
or continue the public hearing and provide direction to
staff.

ALVEY summarized the staff report through a PowerPoint presentation.
COMMISSIONERS asked questions with ALVEY providing answers.
SOTTILE opened the public hearing

Vince KATTOULA spoke in opposition to revocation.

Remon MANSOUR spoke in opposition to revocation.

Jeff MANSOUR spoke in opposition to revocation.

Downtown El Cajon Business Partners representative Cathy Zeman spoke in support of
revocation.

Motion was made by SOTTILE, seconded by MROZ, to close the public hearing; motion carried 5-
0.

COMMISSIONERS discussed the project.
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SOTTILE re-opened the public hearing.

Vince KATTOULA spoke with COMMISSIONERS regarding amending CUP No. 2115.

Motion was made by MROZ, seconded by CIRCO, to close the public hearing; motion carried 5-0.

Motion was made by MROZ, seconded by SOTTILE, to continue the item for approximately 90
days, and directed the applicant to work with staff to amend Conditional Use Permit No. 2115;
motion carried 5-0.

Agenda Item: 5

Project Name: Carroll’s Community Care
Request: Review of CUP No. 185 & 631
CEQA Recommendation: Not Subject to CEQA

STAFF RECOMMENDATION: | Direct staff to schedule a public hearing to initiate
amendments of CUP No. 118 and 631 or to consider
revocation if the use is being operated in a manner not
compatible with surrounding uses

Location: 523 Emerald Ave.

Project Planner: Noah Alvey; 619-441-1795; nalvey@elcajon.gov

ALVEY summarized the staff report through a PowerPoint presentation.
COMMISSIONERS asked questions with ALVEY providing answers.

El Cajon Police Department Lieutenant Eric THORNTON spoke to COMMISSIONERS regarding the
property.

COMMISSIONERS asked questions with THORNTON and ALVEY providing answers.
Property and business owner Don MEYERS spoke regarding the property.
Property manager Bryan MEYERS spoke regarding the property.

State of California, Department of Social Services, Community Care Licensing Division
representative Icela ESTRADA spoke to COMMISSIONERS about the facility.

Jewish Family Services representative Mike PHILLIPS spoke to COMMISSIONERS about the
facility.

County of San Diego Behavioral Health Services representative Megan O’'DOWD spoke to
COMMISSIONERS about the facility.

Motion was made by MROZ, seconded by CIRCO, to direct staff to work with the property owner
and stakeholders at the State of California and the County of San Diego, to amend Conditional
Use Permit Nos. 185 & 631; motion carried 5-0.
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OTHER ITEMS FOR CONSIDERATION:

There were no other items for consideration.

STAFF COMMUNICATIONS:

ALVEY informed COMMISSIONERS that the meeting scheduled for April 15, 2025, will take
place.

COMMISSIONER REPORTS/COMMENTS:

There were no commissioner reports or comments.

ADJOURNMENT:

Motion was made by SOTTILE, seconded by POLLACK-RUDE, to adjourn the meeting of the
El Cajon Planning Commission at 9:23 p.m. this 1% day of April, 2025, until 7:00 p.m., Tuesday,
April 15, 2025; motion carried 5-0.

Anthony SOTTILE, Chair

ATTEST:

Noah ALVEY, Secretary



Qb
The Valley of Opportunity

2 55

900"]};1:;6\90

Community Development Department
City of El Cajon PLANNING COMMISSION AGENDA REPORT
Agenda Item: 2
Project Name: Zoning Code Amendment
Request: Amendments to the Zoning Code
CEQA Recommendation: Exempt
STAFF RECOMMENDATION: RECOMMEND CITY COUNCIL APPROVAL
Project Number: Zoning Code Amendment No. ZCA-2025-0001
Location: Citywide
Applicant: City of El Cajon
Project Manager(s): Noah Alvey; nalvey@elcajon.gov; 619-441-1795
City Council Hearing Required? | Yes | April 22, 2025
Recommended Actions: 1. Conduct the public hearing; and
2. MOVE to adopt the next resolution in order
recommending City Council approval of proposed
Zoning Code amendments

PROJECT DESCRIPTION

The proposed Zoning Code Update is primarily related to housing and commercial land
uses in order to comply with recently approved and enacted State laws. Other minor,
non-substantive changes are also included to improve clarity and consistency in the
interpretation of the Zoning Code, as well as a procedural update to allow the City
Council to expedite entitlement decision process.

BACKGROUND

On October 22, 2024, the City Council initiated an amendment to the Zoning Code to
update housing regulations based on recently enacted and approved State housing bills.
After completing Zoning Code updates, the State of California, Department of Housing
and Community Development provided a comment letter recommending further
updates for consistency with the California Government Code.

On March 11, 2025, the City Council directed staff to review the Zoning Code for hospitals
and to consider compatibility issues in close proximity to residential zones. On March 25,
2025, the City Council directed staff to review the Zoning Code requirements for
Emergency Housing and to consider new regulations to allow the expansion of existing
Emergency Housing projects from a maximum of six housing units to ten housing units.

200 Civic Center Way | El Cajon | California | 92020 | 619-441-1742
http://elcajon.gov/your-government/departments/community-development/planning-division
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DISCUSSION

The proposed Zoning Code changes are summarized as follows:

Accessory Dwelling Units - The accessory dwelling unit (ADU) changes include updating
references to the Government Code based on recently enacted State laws, clarifying a
parking exception for new construction, and confirming that the construction of an ADU
with fire sprinklers does not trigger a requirement for fire sprinklers in the existing
primary dwelling. Other updates clarify the maximum height for attached ADUs outside
of the setbacks for the primary dwelling and confirm that attached garages are considered
part of an existing single-family residence for the purpose of creating a junior ADU.

Commercial Uses - The commercial land use table currently allows for hospitals in the
Office Professional (O-P) zone and the Neighborhood Commercial (C-N) zone with the
approval of a conditional use permit. The General Plan indicates that these areas are
found in close proximity to residential areas. In general, suitable uses within these zones
have hours of operation compatible with residential development while not extending
into the late evening or early morning. Furthermore, they are typically of minor scale
relatively to nearby residential. The conduct of a large scale regional serving hospital
operating 24-hours a day would be inconsistent with the intent of the General Plan for
these zones. The proposed commercial land use table proposes to remove the conditional
use permit requirement by replacing the “C” with an “X” for hospitals in the O-P and C-
N zones. An “X” indicates the corresponding use(s) is not permitted.

Emergency Housing - The existing Emergency Housing program currently allows up to
six emergency housing units on large properties (1.5 acres or more) developed with non-
governmental institutional uses on a primary or secondary thoroughfare, with the
approval of an Administrative Zoning Permit. The proposed changes to the Zoning Code
would allow an existing emergency housing operation with six units that has been
operating for more than one year without any substantiated complaints or code
compliance actions to add up to two additional units with the approval of an amendment
of the previously approved Administrative Zoning Permit (AZP). If the same housing
operation operates with eight units while meeting the criteria above, two more units may
be considered for a maximum of ten with an approved AZP. Currently, only one
emergency housing program is operating at 660 S. 3r4 St.

Public Hearings - Government Code section 65905.5 indicates that a local government may
not hold more than five hearings to consider a proposed housing development project if
the project complies with all applicable, objective general plan and zoning standards.
Moreover, the law defines “Hearing” as any public hearing, workshop, or similar
meeting, held by a city council, planning commission, or other departments. If a city
continues a hearing, the continued hearing counts as one of the five hearings. Staff
believes that this procedural benefit and streamlining effort should also apply to all
projects that require a Planning Commission decision.
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Current Zoning Code regulations allow a member of the City Council to request review
of a resolution approved or denied by the Planning Commission, but the regulations do
not allow the City Council to move a continued hearing at the Planning Commission to
the City Council for a decision. A proposed change to the Zoning Code would allow a
member of the City Council to move a continued hearing, or if no action has been taken
within 180 days of the first hearing from the Planning Commission to the City Council.

FINDINGS
Zoning Code

A. The proposed zoning amendment, including any changes proposed in the various land uses to
be authorized, is compatible with the objectives, policies, general land uses, and programs
specified in the general plan.

The proposed updates to the Zoning Code further the goals of the General Plan by
implementing reforms to reduce governmental constraints to development. Further,
pursuant to Goal 10, the city “shall periodically revise its regulatory codes, ordinances
and policies so that they may reflect current, upgraded standards of development and
performance.” The proposed changes ensure compatibility, clarity, eliminate existing
ambiguities within the Zoning Code, and are consistent with recently approved and
enacted State laws.

B. The proposed zoning amendment is consistent with any applicable specific plan governing
development of the subject property.

The proposed zoning code amendment is applicable citywide. No zone changes are
proposed as part of this project.

C. Itisin the public necessity and convenience and/or general welfare that the zoning regulations
governing the property be changed.

The proposed Zoning Code amendments will not significantly alter the character of
the City or cause significant health, safety or welfare concerns, since the amendments
are consistent with the General Plan and directly implement City goals and policies
to ensure a healthy and safe community. Furthermore, the proposed changes provide
clarity, consistency, objective standards for new development, and help streamline
development review processes in accordance with State law.

CALIFORNIA ENVIRONMENTAL QUALITY ACT

The proposed Zoning Code Amendment is exempt from the provisions of the California
Environmental Quality Act (“CEQA”) according to the common sense exemption (State
CEQA Guidelines, section 15061(b)(3)). The common sense exemption applies where it
can be seen with certainty that there is no possibility that the activity in question may
have a significant effect on the environment. The proposed amendment does not result
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in any development or changes to the physical environment and does not raise this
project to a level of significance that warrants CEQA analysis.

PUBLIC NOTICE & INPUT

Notice of this public hearing was published in the Daily Transcript on April 4, 2025 in
compliance with Government Code sections 65090, 65091, and 65092, as applicable.
Additionally, as a public service, the notice was posted in the kiosk at City Hall and on
the City’s website under “Public Hearings/Public Notices.” The notice was also mailed
to the two public libraries in the City of El Cajon, located at 201 East Douglas Avenue and
576 Garfield Avenue.

RECOMMENDATION

Staff recommends approval of the updates to the Zoning Code to ensure compatibility
and consistency with recently enacted and approved State laws, as well as minor
technical changes for consistency and permit streamlining.

PREPARED BY: APPROVED BY:
| ” L/ [ "\
I (XA D) K
"* Noah Alvey > Anthony Shute
DEPUTY DIRECTOR DIRECTOR OF
OF COMMUNITY COMMUNITY
DEVELOPMENT DEVELOPMENT
ATTACHMENTS
1. Proposed Resolution Recommending City Council Approval of Zoning Code Amendment No.
2025-0001

Exhibit A: Proposed Draft Zoning Code Excerpts (strike out)
Exhibit B: Proposed Draft Zoning Code Excerpts (clean)
2. Public Hearing Notice



Proposed Resolution Recommending
City Council Approval of Zoning Code
Amendment No. 2025-0001

PROPOSED PLANNING COMMISSION RESOLUTION

A RESOLUTION RECOMMENDING CITY COUNCIL APPROVAL OF
ZONING CODE AMENDMENT NO. 2025-0001 FOR AN AMENDMENT
TO TITLE 17 OF THE EL CAJON MUNICIPAL CODE FOR HOUSING
AND COMMERCIAL LAND USES, AND OTHER MINOR TECHNICAL
CHANGES, REVISIONS, AND EDITS

WHEREAS, on October 22, 2024, the City Council initiated an amendment to the
Zoning Code to update housing regulations based on recently enacted and approved
State housing bills and to also complete non-substantive technical cleanups and minor
substantive changes that staff has tentatively identified to fill gaps in current regulations;
and

WHEREAS, on February 6, 2025, the State of California, Department of Housing
and Community Development provided a comment letter regarding recent Zoning Code
updates to Accessory Dwelling Unit regulations, and recommending further updates for
consistency with the California Government Code; and

WHEREAS, on March 11, 2025, the City Council directed staff to review the
Zoning Code for hospitals and to consider compatibility issues associated with hospitals
in close proximity to residential zones; and

WHEREAS, on March 25, 2025, the City Council directed staff to review the
Zoning Code requirements for Emergency Housing and to consider new regulations to
allow the expansion of existing Emergency Housing projects from a maximum of six
housing units to ten housing units; and

WHEREAS, the El Cajon Planning Commission considered and approved the
proposed CEQA common sense exemption in accordance with the California
Environmental Quality Act Guidelines section 15061 (b)(3) for the proposed project; and

WHEREAS, housing related updates will ensure consistency with State law and
allow for greater flexibility for the construction of accessory dwelling units; and

WHEREAS, the modifications to the Emergency Housing program will increase
homeless transitional housing opportunities and allow the expansion of projects that are
successfully operating; and

WHEREAS, updates to the commercial land use table will ensure that hospitals
are sited in General Commercial and Regional Commercial zones to ensure compatibility
with nearby residential land uses; and
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Proposed Planning Commission Resolution

WHEREAS, new procedures for continued Planning Commission hearings will
allow for expedited processing and review by the City Council when the hearing is
continued for two or more times or no action has been taken within 180 days; and

WHEREAS, at the public hearing the Planning Commission received evidence
through public testimony and comment, in the form of verbal and written
communications and reports prepared and presented to the Planning Commission,
including (but not limited to) evidence such as the following;:

A. The proposed updates to the Zoning Code further the goals of the General Plan by
implementing reforms to reduce governmental constraints to development.
Further, pursuant to Goal 10, the city “shall periodically revise its regulatory
codes, ordinances and policies so that they may reflect current, upgraded
standards of development and performance.” The proposed changes ensure
compatibility, clarity, eliminate existing ambiguities within Zoning Code, and are
consistent with recently approved and enacted State laws.

B. The proposed zoning code amendment is applicable citywide. No zone changes
are proposed as part of this project.

C. The proposed Zoning Code amendments will not significantly alter the character
of the City or cause significant health, safety or welfare concerns, since the
amendments are consistent with the General Plan and directly implement City
goals and policies to ensure a healthy and safe community. Furthermore, the
proposed changes provide clarity, consistency, objective standards for new
development, and help streamline development review processes.

WHEREAS, after considering such evidence and facts the Planning Commission
did consider Zoning Code Amendment No. 2025-0001 as presented at its meeting.

NOW, THEREFORE, BE IT RESOLVED by the El Cajon Planning Commission as
follows:

Section 1. That the foregoing recitals are true and correct, and are
findings of fact of the El Cajon Planning Commission in regard to Zoning Code
Amendment No. 2025-0001.

Section 2. That based upon said findings of fact, the El Cajon Planning
Commission hereby RECOMMENDS City Council APPROVAL of Zoning Code
Amendment No. 2025-0001 included as Exhibit A.

Page 2 of 3



Proposed Planning Commission Resolution

PASSED AND ADOPTED by the El Cajon Planning Commission at a regular
meeting held April 15, 2025, by the following vote:

AYES:
NOES:
ABSENT:

Anthony SOTTILE, Chair
ATTEST:

Noah ALVEY, Secretary

Page 3 of 3



Exhibit A: Proposed Draft Zoning Code
Excerpts (strike out)

EXHIBIT A
Zoning Code Amendment No. ZCA-2025-0001
Proposed Strikethrough and Underline Changes

TITLE 17 ZONING
17.30.030 Council member's request for review.

A member of the city council may file a written request for a review of any resolution approved
or denied by the planning commission with the City Clerkby-fiing-a-writtenreguestforreview
with-the-city-elerk within 10 days of the planning commission action. A member of the city
council may also file a written request to move a continued hearing from the planning
commission’s agenda to the city council’s agenda during an active continuance when a hearing
has been continued for two or more times, or if no action has been taken within 180 days of the
first hearing. There shall be no filing fee for the council member's written request for review or
to move a hearing from the planning commission to the city council.

17.140.180 Accessory and junior accessory dwelling units.

17.140.180.B

Number of ADUs. The fellewing-number and types of accessory dwelling units shal-be-allowed
shall include all ADU combinations described in Government Code section 66323.

17.140.180.C.1

Lot Coverage; Open Space Requirements. Each eligible lot, regardless of the size of the primary
dwelling unit, maximum lot coverage, or minimum open space requirements may include an
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attached or detached accessory dwelling unit efup-te-800-square-feetcreated subject to
Government Code section 66323;

17.140.180.D Parking
Parking.

1. Except as otherwise provided in this subsection, one additional paved off-street parking
space per accessory dwelling unit must be provided. Such parking space may be
provided as a tandem space and/or located in the required front yard setback area if in
compliance with the paved parking standards listed in section 17.140.160. Parking is not
required to be provided in any of the following circumstances:

a. Proximity to public transit. Unit is located within one-half mile of public transit,
including light rail and bus stations;

b. Historical/Architectural significance. Unit is located within an architecturally and
historically significant residence historic district;

c. Primary dwelling units. Unit is part of the proposed or existing primary dwelling
unit, or an accessory structure as defined in section 17.140.120 (Accessory
structures);

d. Junior ADU. Unit is a junior accessory dwelling unit or is part of an existing
primary dwelling unit or an existing accessory structure;

e. On-street parking permit. On-street parking permits are required but not offered
to the occupant of the accessory dwelling unit; e«

f. Car-share program. There is a car-share program located within one block of the
accessory dwelling unit; or

g. When a permit application for an accessory dwelling unit is submitted with a
permit application to create a new single-family dwelling or a new multifamily
dwelling on the same lot, provided that the accessory dwelling unit or the parcel
satisfies any other criteria listed in this section.

17.140.180.E

1. Conversion for an Accessory Dwelling Unit. Existing permitted structures converted to
an accessory dwelling unit either attached or detached to the primary dwelling unit such
as a garage or other accessory building shall meet the following requirements:

a. Building and fire safety codes;
b. Independent exterior access from the existing primary dwelling unit; and
c. Sufficient side and rear setbacks for fire safety.

2. Detached Accessory Dwelling Unit. New detached structures for accessory dwelling

units shall meet the following requirements unless such requirements prohibit an

accessory dwelling unit efatleast800-square-feetin-area-with-threefootrearand-side
yard-setbacks created subject to Government Code section 66323:




Conformity with all requirements of the zone in which the unit is located, except
as identified in paragraphs (2)(b) through (g), below. Additionally, detached
accessory dwelling units shall be located outside of the front and exterior
setback unless this requirement would prohibit an accessory dwelling unit of at
least 800 square feet in area;

Limited to the maximum height of the underlying zone when located within the
primary dwelling unit setback requirements. Height limitations for areas outside
of the primary dwelling unit setbacks are as follows:

i. Maximum height of 20 feet with a five foot setback; no more than 16 feet
with four foot setback; and no more than 12 feet with a three foot
setback,

ii. When the detached accessory dwelling unit is within one-half mile
walking distance of a major transit stop or a high-quality transit corridor
the height is limited to 18 feet with up to two additional feet permitted
to accommodate a roof pitch so long as it is aligned with the roof pitch of
the primary dwelling,

iii. When the detached accessory dwelling unit is located on a lot with an
existing or proposed single-family or multifamily dwelling that is two
stories or greater, the height is limited to 18 feet;

Subject to a minimum three foot rear and side setback;

In accordance with the California Health and Safety Code requirement, no fire
sprinkler system is required unless provided for the primary dwelling unit_and
the construction of an accessory dwelling unit shall not trigger a requirement for
fire sprinklers to be installed in the existing primary dwelling;

Limited in size in accordance with subsection C above;

Attached covered patios, porches and similar covered areas intended to be used
by the occupant of the accessory dwelling unit, except for a two-car garage or
carport, shall be included in the maximum floor area of the proposed unit; and
The proposed accessory dwelling unit shall be constructed of similar building
materials, colors, and with a similar architectural style to the primary dwelling
unit.

3. Attached Accessory Dwelling Unit. New attached accessory dwelling units shall meet the
following requirements unless such requirements prohibit an accessory dwelling unit of
at least 800 square feet in area with three foot rear and side setbacks:

a.

Conformity with all requirements of the zone in which the unit is located, except
as identified in paragraphs (3)(b) through (g), below;

Limited to the maximum height of the underlying zone when located within the
primary dwelling unit setback requirements and to a maximum height of 28-25
feet with a five-four foot setback; no more than 16 feet with four foot setback,
and no more than 12 feet with a three foot setback;



Subject to a minimum three foot rear and side setback;

In accordance with the California Health and Safety Code requirement, no fire
sprinkler system is required unless provided for in the primary dwelling unit.and
the construction of an accessory dwelling unit shall not trigger a requirement for

fire sprinklers to be installed in the existing primary dwelling. If an accessory
dwelling unit is attached to the primary single-family dwelling unit, the wall
separating units shall be as required by the California Building Code, and/or the
California Residential Code or both;

Limited in size in accordance with subsection C above;

Attached covered patios, porches and similar covered areas intended to be used
by the occupant of the accessory dwelling unit, except for a two-car garage or
carport, shall be included in the maximum floor area of the proposed unit; and
The proposed accessory dwelling unit shall be constructed of similar building
materials, colors, and with a similar architectural style to the primary dwelling
unit.

4. Junior accessory dwelling units shall meet the following requirements:

a.

Shall be created within the existing walls of the primary dwelling unit. For
purposes of this section, enclosed uses within the residence, such as attached
garages, are considered a part of the proposed or existing single-family
residence;
Shall include an independent exterior access from the primary dwelling unit;
Shall include an efficiency kitchen that consists of:
i. A sink with a minimum waste line diameter of one and one-half inches;
ii. A cooking facility with appliances that have electrical service equal to or
greater than 120 volts or natural or propane gas; and
iii. A food preparation counter and storage cabinets that are reasonable to
the size of the unit; and
No additional parking shall be required for the junior accessory dwelling unit.
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Chapter 17.225 Miscellaneous Special Uses and Regulations
17.225.185 Emergency housing.

Emergency housing units may be allowed on properties in residential zones including the MU
Overlay (mixed--use) zone, subject to the approval of an Administrative Zoning Permit (AZP),
and processed in accordance with Chapter 17.40 and the following requirements, and subject
to the following criteria.

A. Definitions.

1. Emergency Housing Unit. An emergency housing unit means either a unit on wheels as
defined in section 17.225.185 (B)(4)(a), or as an emergency sleeping cabin as defined in
El Cajon Municipal Code section 15.04.105 and the California Building Code. This does
not include tents, membrane structures, mobile homes, or recreational vehicles.

2. Non-Governmental Institutional Use. A non-governmental institutional use means a use
dedicated to serving the community through social, health, cultural, and religious
means.

B. Development Standards.

1. Property shall be a minimum of one and one half (1.5) acres and front on a primary or
secondary thoroughfare as shown on the City's General Plan map.

2. Primary use of the property shall be a non-governmental institutional use as defined in
section 17.225.185. (A)(2).

3. Housing units shall meet the underlying zone's primary setbacks and be separated from
each other by a minimum of six feet.

4. Housing units may be allowed in two forms: on wheels or standard construction as
defined in the California Building Code and El Cajon Municipal Code section 15.04.105.
In either case, there shall be no more than six units on the subject property.

a. Additional emergency housing units may be permitted subject to the following:

i. If an emergency housing operation with six units has operated without
substantiated complaints or code compliance action for more than one year, an
increase of no more than two additional units may be considered through an
amendment of the previously approved Administrative Zoning Permit.

ii. If an emergency housing operation with eight units has operated
without substantiated complaints or code compliance action for more than one year,
an increase of no more than two additional units may be considered through an
amendment of the previously approved Administrative Zoning Permit. No more than
ten units may be permitted at an emergency housing site.




a.

On Wheels Standards.

i. Licensed and registered with the California Department of Motor
Vehicles and meets American National Standards Institute (ANSI) 119.2 or 119.5
requirements;

ii. Towable by a bumper hitch, frame-towing hitch, or fifth-wheel
connection. Cannot (and is designed not to) move under its own power (no RVs);

iii. No larger than allowed by California State Law for movement on public
highways;

iv. Has at least 70 square feet of first floor interior living space; and

V. Has basic functional areas that support normal daily routines such as
cooking, sleeping, and lavatory if lavatories are not provided on the subject
property in accordance with the operational standards in this section.

Standard construction shall be subject to the California Building Code and El Cajon
Municipal Code section 15.04.105, except there shall be no use of generators for
electricity.

A detailed management plan shall be required and included with the Administrative
Zoning Permit application. The plan shall include, but not be limited to, the number
of case managers and security personnel; the hours of operation; resident screening
procedures; on-site supportive services; cleaning protocols; rules; property
management; and a description of all case management programs and their
objectives.

Sufficient off-street parking spaces shall be provided to accommodate the primary
use and the emergency housing operation.

All activities, except outdoor recreational activities, shall be conducted totally within
an enclosed building or other structures in compliance with applicable fire and
building codes.

Other development standards may be required as determined through the review
process.

5. Operational Standards.

a.

Occupants of any emergency units shall be limited to homeless individuals in El
Cajon and recognized as such by San Diego County Health Services or organizations
providing homeless prevention and assistance services.

Occupant's length of stay shall not exceed 90 days.

On-site security shall be provided on a 24 hours a day, seven days a week, basis.



d. Allresidents and visitors must check in with on-site security to access the site.

e. Services will be designed to provide basic needs including shelter, sanitation, food,
case management and wrap around services, restrooms, and showers facilities, all of
which shall be operated by an organization experienced with providing such
services.

f. There shall be no unauthorized loitering, sleeping or camping on the subject
property or on any adjacent properties in violation of the El Cajon Municipal Code.
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EXHIBIT B
Zoning Code Amendment No. ZCA-2025-0001
Proposed Clean Version

TITLE 17 ZONING
17.30.030 Council member's request for review.

A member of the city council may file a written request for a review of any resolution approved
or denied by the planning commission with the City Clerk within 10 days of the planning
commission action. A member of the city council may also file a written request to move a
continued hearing from the planning commission’s agenda to the city council’s agenda during
an active continuance when a hearing has been continued for two or more times, or if no action
has been taken within 180 days of the first hearing. There shall be no filing fee for the council
member's written request for review or to move a hearing from the planning commission to the
city council.

17.140.180 Accessory and junior accessory dwelling units.
17.140.180.B

Number of ADUs. The number and types of accessory dwelling units allowed shall include all
ADU combinations described in Government Code section 66323.

17.140.180.C.1

Lot Coverage; Open Space Requirements. Each eligible lot, regardless of the size of the primary
dwelling unit, maximum lot coverage, or minimum open space requirements may include an
attached or detached accessory dwelling unit created subject to Government Code section
66323;

17.140.180.D Parking
Parking.

1. Except as otherwise provided in this subsection, one additional paved off-street parking
space per accessory dwelling unit must be provided. Such parking space may be
provided as a tandem space and/or located in the required front yard setback area if in
compliance with the paved parking standards listed in section 17.140.160. Parking is not
required to be provided in any of the following circumstances:

a. Proximity to public transit. Unit is located within one-half mile of public transit,
including light rail and bus stations;

b. Historical/Architectural significance. Unit is located within an architecturally and
historically significant residence historic district;
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c. Primary dwelling units. Unit is part of the proposed or existing primary dwelling
unit, or an accessory structure as defined in section 17.140.120 (Accessory
structures);

d. Junior ADU. Unit is a junior accessory dwelling unit or is part of an existing
primary dwelling unit or an existing accessory structure;

e. On-street parking permit. On-street parking permits are required but not offered
to the occupant of the accessory dwelling unit;

f. Car-share program. There is a car-share program located within one block of the
accessory dwelling unit; or

g. When a permit application for an accessory dwelling unit is submitted with a
permit application to create a new single-family dwelling or a new multifamily
dwelling on the same lot, provided that the accessory dwelling unit or the parcel
satisfies any other criteria listed in this section.

17.140.180.E

1.

Conversion for an Accessory Dwelling Unit. Existing permitted structures converted to
an accessory dwelling unit either attached or detached to the primary dwelling unit such
as a garage or other accessory building shall meet the following requirements:

a. Building and fire safety codes;

b. Independent exterior access from the existing primary dwelling unit; and

c. Sufficient side and rear setbacks for fire safety.

Detached Accessory Dwelling Unit. New detached structures for accessory dwelling
units shall meet the following requirements unless such requirements prohibit an
accessory dwelling unit created subject to Government Code section 66323:

a. Conformity with all requirements of the zone in which the unit is located, except
as identified in paragraphs (2)(b) through (g), below. Additionally, detached
accessory dwelling units shall be located outside of the front and exterior
setback unless this requirement would prohibit an accessory dwelling unit of at
least 800 square feet in area;

b. Limited to the maximum height of the underlying zone when located within the
primary dwelling unit setback requirements. Height limitations for areas outside
of the primary dwelling unit setbacks are as follows:

i. Maximum height of 20 feet with a five foot setback; no more than 16 feet
with four foot setback; and no more than 12 feet with a three foot
setback,

ii. When the detached accessory dwelling unit is within one-half mile
walking distance of a major transit stop or a high-quality transit corridor
the height is limited to 18 feet with up to two additional feet permitted
to accommodate a roof pitch so long as it is aligned with the roof pitch of
the primary dwelling,



iii. When the detached accessory dwelling unit is located on a lot with an
existing or proposed single-family or multifamily dwelling that is two
stories or greater, the height is limited to 18 feet;

Subject to a minimum three foot rear and side setback;

In accordance with the California Health and Safety Code requirement, no fire
sprinkler system is required unless provided for the primary dwelling unit and
the construction of an accessory dwelling unit shall not trigger a requirement for
fire sprinklers to be installed in the existing primary dwelling;

Limited in size in accordance with subsection C above;

Attached covered patios, porches and similar covered areas intended to be used
by the occupant of the accessory dwelling unit, except for a two-car garage or
carport, shall be included in the maximum floor area of the proposed unit; and
The proposed accessory dwelling unit shall be constructed of similar building
materials, colors, and with a similar architectural style to the primary dwelling
unit.

3. Attached Accessory Dwelling Unit. New attached accessory dwelling units shall meet the
following requirements unless such requirements prohibit an accessory dwelling unit of
at least 800 square feet in area with three foot rear and side setbacks:

a.

Conformity with all requirements of the zone in which the unit is located, except
as identified in paragraphs (3)(b) through (g), below;

Limited to the maximum height of the underlying zone when located within the
primary dwelling unit setback requirements and to a maximum height of 25 feet
with a four foot setback; no more than 16 feet with four foot setback, and no
more than 12 feet with a three foot setback;

Subject to a minimum three foot rear and side setback;

In accordance with the California Health and Safety Code requirement, no fire
sprinkler system is required unless provided for in the primary dwelling unit and
the construction of an accessory dwelling unit shall not trigger a requirement for
fire sprinklers to be installed in the existing primary dwelling. If an accessory
dwelling unit is attached to the primary single-family dwelling unit, the wall
separating units shall be as required by the California Building Code, and/or the
California Residential Code or both;

Limited in size in accordance with subsection C above;

Attached covered patios, porches and similar covered areas intended to be used
by the occupant of the accessory dwelling unit, except for a two-car garage or
carport, shall be included in the maximum floor area of the proposed unit; and
The proposed accessory dwelling unit shall be constructed of similar building
materials, colors, and with a similar architectural style to the primary dwelling
unit.



4. Junior accessory dwelling units shall meet the following requirements:

a. Shall be created within the existing walls of the primary dwelling unit. For
purposes of this section, enclosed uses within the residence, such as attached
garages, are considered a part of the proposed or existing single-family
residence;

b. Shall include an independent exterior access from the primary dwelling unit;
Shall include an efficiency kitchen that consists of:

i. A sink with a minimum waste line diameter of one and one-half inches;
ii. A cooking facility with appliances that have electrical service equal to or
greater than 120 volts or natural or propane gas; and
iii. A food preparation counter and storage cabinets that are reasonable to
the size of the unit; and
d. No additional parking shall be required for the junior accessory dwelling unit.
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Chapter 17.225 Miscellaneous Special Uses and Regulations
17.225.185 Emergency housing.

Emergency housing units may be allowed on properties in residential zones including the MU
Overlay (mixed-use) zone, subject to the approval of an Administrative Zoning Permit (AZP),
and processed in accordance with Chapter 17.40 and the following requirements, and subject
to the following criteria.

A. Definitions.

1. Emergency Housing Unit. An emergency housing unit means either a unit on wheels as
defined in section 17.225.185 (B)(4)(a), or as an emergency sleeping cabin as defined in
El Cajon Municipal Code section 15.04.105 and the California Building Code. This does
not include tents, membrane structures, mobile homes, or recreational vehicles.



2. Non-Governmental Institutional Use. A non-governmental institutional use means a use
dedicated to serving the community through social, health, cultural, and religious
means.

B. Development Standards.

1. Property shall be a minimum of one and one half (1.5) acres and front on a primary or
secondary thoroughfare as shown on the City's General Plan map.

2. Primary use of the property shall be a non-governmental institutional use as defined in
section 17.225.185. (A)(2).

3. Housing units shall meet the underlying zone's primary setbacks and be separated from
each other by a minimum of six feet.

4. Housing units may be allowed in two forms: on wheels or standard construction as
defined in the California Building Code and El Cajon Municipal Code section 15.04.105.
In either case, there shall be no more than six units on the subject property.

a. Additional emergency housing units may be permitted subject to the following:

i If an emergency housing operation with six units has operated without
substantiated complaints or code compliance action for more than one year, an
increase of no more than two additional units may be considered through an
amendment of the previously approved Administrative Zoning Permit.

ii. If an emergency housing operation with eight units has operated
without substantiated complaints or code compliance action for more than one year,
an increase of no more than two additional units may be considered through an
amendment of the previously approved Administrative Zoning Permit. No more than
ten units may be permitted at an emergency housing site.

a. On Wheels Standards.

i Licensed and registered with the California Department of Motor
Vehicles and meets American National Standards Institute (ANSI) 119.2 or 119.5
requirements;

ii. Towable by a bumper hitch, frame-towing hitch, or fifth-wheel
connection. Cannot (and is designed not to) move under its own power (no RVs);

iii. No larger than allowed by California State Law for movement on public
highways;

iv. Has at least 70 square feet of first floor interior living space; and



V. Has basic functional areas that support normal daily routines such as
cooking, sleeping, and lavatory if lavatories are not provided on the subject
property in accordance with the operational standards in this section.

Standard construction shall be subject to the California Building Code and El Cajon
Municipal Code section 15.04.105, except there shall be no use of generators for
electricity.

A detailed management plan shall be required and included with the Administrative
Zoning Permit application. The plan shall include, but not be limited to, the number
of case managers and security personnel; the hours of operation; resident screening
procedures; on-site supportive services; cleaning protocols; rules; property
management; and a description of all case management programs and their
objectives.

Sufficient off-street parking spaces shall be provided to accommodate the primary
use and the emergency housing operation.

All activities, except outdoor recreational activities, shall be conducted totally within
an enclosed building or other structures in compliance with applicable fire and
building codes.

Other development standards may be required as determined through the review
process.

Operational Standards.

a.

Occupants of any emergency units shall be limited to homeless individuals in El
Cajon and recognized as such by San Diego County Health Services or organizations
providing homeless prevention and assistance services.

Occupant's length of stay shall not exceed 90 days.
On-site security shall be provided on a 24 hours a day, seven days a week, basis.
All residents and visitors must check in with on-site security to access the site.

Services will be designed to provide basic needs including shelter, sanitation, food,
case management and wrap around services, restrooms, and showers facilities, all of
which shall be operated by an organization experienced with providing such
services.

There shall be no unauthorized loitering, sleeping or camping on the subject
property or on any adjacent properties in violation of the El Cajon Municipal Code.
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The Valley of Opportunity

NOTICE OF PROPOSED
UPDATES TO THE ZONING CODE

NOTICE IS HEREBY GIVEN that the El Cajon Planning Commission will hold a public hearing at 7:00 p.m.,
Tuesday, April 15, 2025 and the City Council will hold a public hearing at 3:00 p.m., Tuesday, April 22, 2025, at
the City Council Chambers, 200 Civic Center Way, El Cajon, CA, to consider:

AMENDMENT OF EL CAJON MUNICIPAL CODE — ZONING CODE OMNIBUS UPDATE (CITYWIDE). Thisis a
City-initiated proposal to amend Title 17 (Zoning) of the El Cajon Municipal Code. The proposed amendments
address the need for minor changes to provide clarification or correct inconsistencies as well as streamline permit
processes. No development is authorized with this project. Notable proposed changes to the Zoning Code include
revisions for housing, commercial land uses, and other technical and minor changes for consistency. This project
is exempt from the California Environmental Quality Act (CEQA).

The public is invited to attend and participate in these public hearings. The agenda report for this project will be
available 72 hours prior to the Planning Commission and City Council meetings at https://www.elcajon.gov/your-
government/city-meetings-with-agendas-and-minutes-all. In an effort to reduce the City’s carbon footprint, paper
copies will not be provided at the public hearing, but will be available at City Hall in the Project Assistance Center
upon request.

If you challenge the matter in court, you may be limited to raising only those issues you or someone else raised at
the public hearing described in this notice or in written correspondence delivered to the Commission, or prior to,
the public hearing. The City of El Cajon encourages the participation of disabled individuals in the services,
activities, and programs provided by the City. Individuals with disabilities who require reasonable accommodation
in order to participate in the public hearing should contact Planning at 619-441-1742. More information about
planning and zoning in El Cajon is available at http://www.elcajon.gov/your-government/departments/community-
development/planning-division.

If you have any questions, or wish any additional information, please contact NOAH ALVEY at 619-441-1795 or
via email at nalvey@elcajon.gov and reference “ZCA-2025-0001" in the subject line.



https://www.elcajon.gov/your-government/city-meetings-with-agendas-and-minutes-all
https://www.elcajon.gov/your-government/city-meetings-with-agendas-and-minutes-all
http://www.elcajon.gov/your-government/departments/community-development/planning-division
http://www.elcajon.gov/your-government/departments/community-development/planning-division
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