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2. Purpose of this Study Session



COMPREHENSIVE ZONING CODE UPDATE

Goals of the Zoning Code Update:
• Implement the goals and policies of the 

General Plan;
• Be consistent with State and Federal law;
• Be user-friendly and simple to 

understanding;
• Allow for a transparent, predictable, and 

consistent development process;
• Promote well-designed buildings and places;
• Be enduring and have longevity in use; and
• Eliminate ambiguity in intentions.



4 ROUNDS OF STUDY SESSIONS

OVERALL 
ZONING CODE

• Review Expanded 
Zoning Code Diagnostic 
Analysis Memo

• Overall existing Zoning 
Code organization

• Key findings and 
recommendations, 
which establish the 
framework for 
subsequent work

• Outline of the new 
Zoning Code

 

R O U N D  # 1

ZONES & USES
• Act upon the key 

findings and 
recommendations from 
the Diagnostic Memo.

• General Plan and Zoning 
Code consistency for 
zones and parcels

• Approach to DIVISION 3. 
ZONES and ZONES-
SPECIFIC STANDARDS 
and preliminary land use 
regulations.

R O U N D  # 2

STANDARDS & 
GUIDELINES

• Act upon the key 
findings and 
recommendations from 
the Diagnostic Memo.

• Approach to DIVISION 4. 
CITYWIDE STANDARDS 
and preliminary property 
development 
regulations (standards)

R O U N D  # 3

ADMINISTRATIVE 
PROVISIONS

• Act upon the key 
findings and 
recommendations from 
the Diagnostic Memo.

• Approach to DIVISION 1. 
GENERAL PROVISIONS 
and DIVISION 2. 
ADMINISTRATIVE 
PROVISIONS, and 
DIVISION 5. 
DEFINITIONS AND 
MEASUREMENTS.
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3. What is the Zoning Code?



What is the Zoning Code?
 In the City of Pico Rivera, the Zoning Code exists as Title 18 of 

the City’s Municipal Code.

Wh a t  d o e s  Z o n i n g  d o ?

 It is the primary means of implementing the vision and policies 
of the City’s General Plan. 

• Social well-being

• Excellence in place-making

• Respect for the natural environment

• Economic vitality 



What is the Zoning Code?
Wh a t  d o e s  Z o n i n g  d o ?
 It provides land use and property development regulations for 

all properties in the City, including:
⎯ Uses and activities
⎯ Physical character of buildings and sites
⎯ Procedures for approvals

Wh o  u s e s  t h e  Z o n i n g  C o d e ?
 Property owners
 Developers, builders, and designers
 City staff

Wh a t  d o e s  Z o n i n g  N O T  d o ?
 It cannot dictate architectural style.
 It cannot regulate the free market.
 It cannot establish land use policy.



4. Zoning Code Diagnostic Analysis
a) Implementing the General Plan
b) Overall Zoning Code

c) Zones

d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code



a) IMPLEMENTING THE GENERAL PLAN
 The General Plan was last updated in 2014.

 Major themes identified:
⎯ Protect and enhance Pico Rivera’s history, character, and culture 

⎯ Minimize urban impact on natural environment

⎯ High-quality design

⎯ Maintenance and improvement of existing structures

⎯ Sustainability in all aspects of building and site design

⎯ Reduce constraints on housing development 

RECOMMENDATIONS:
• Ensure consistency with the 

General Plan, including for 
zones and parcels.

• Where applicable, implement 
programs identified in the 
General Plan:

• Design Guidelines
• Design Review Process
• CUP for certain uses
• Performance Standards for 

Industrial Uses



a) Implementing the General Plan

b) Overall Zoning Code
c) Zones

d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



b) Overall Zoning Code
 The Zoning Code is codified as Title 18 in the Pico 

Rivera Municipal Code.

 Consists of 45 chapters.

 Adopted in 1993 with numerous amendments.

 Resulted in internal inconsistencies, 
navigability/usability challenges, and an outdated 
approach to regulating land use and development.

RECOMMENDATIONS:
• Restructure into a 5-Division 

organizational system.

• Discontinue the “special/ 
specific use conditions and 
chart notes” system.

• Consolidate all provisions for a 
specific topic into one 
location of the Code.

• Utilize consistent terminology 
throughout.

• Better use lists, tables, and 
graphics, where applicable.

• Utilize a more user-friendly 
web interface.



EXISTING TITLE 18. ZONING 
Chapter 18.02 GENERAL PROVISIONS
Chapter 18.04 DEFINITIONS
Chapter 18.06 ADMINISTRATION AND ENFORCEMENT
Chapter 18.08 ZONING DISTRICTS AND ZONING MAP
Chapter 18.10 O-S OPEN SPACE ZONE
Chapter 18.12 R-E SINGLE-FAMILY RESIDENTIAL ESTATE ZONE
Chapter 18.14 S-F SINGLE-FAMILY RESIDENTIAL ZONE
Chapter 18.15 R-I RESIDENTIAL INFILL ZONE
Chapter 18.16 PUD PLANNED RESIDENTIAL UNIT DEVELOPMENT ZONE
Chapter 18.17 SPECIFIC PLAN 301
Chapter 18.18 R-M MULTIPLE-FAMILY RESIDENTIAL VARIABLE DENSITY ZONE
Chapter 18.19 SPECIFIC PLAN 400
Chapter 18.20 PUBLIC FACILITIES ZONE
Chapter 18.21 MERCURY SPECIFIC PLAN ZONE
Chapter 18.22 P-A PROFESSIONAL AND ADMINISTRATIVE ZONE
Chapter 18.24 C-N NEIGHBORHOOD COMMERCIAL ZONE
Chapter 18.26 C-C COMMUNITY COMMERCIAL ZONE
Chapter 18.28 C-G GENERAL COMMERCIAL ZONE
Chapter 18.30 CPD COMMERCIAL PLANNED DEVELOPMENT ZONE
Chapter 18.32 C-M COMMERCIAL/ MANUFACTURING ZONE
Chapter 18.33 MIXED USE OVERLAY ZONE
Chapter 18.34 I-L LIMITED INDUSTRIAL ZONE
Chapter 18.36 I-G GENERAL INDUSTRIAL ZONE
Chapter 18.37 IPD INDUSTRIAL PLANNED DEVELOPMENT ZONE
Chapter 18.38 P PARKING ZONE
Chapter 18.39 EMERGENCY SHELTERS OVERLAY ZONE
Chapter 18.40 LAND USE REGULATIONS
Chapter 18.42 PROPERTY DEVELOPMENT REGULATIONS
Chapter 18.43 RECYCLING SPACE ALLOCATION
Chapter 18.44 OFF-STREET PARKING AND LOADING
Chapter 18.46 SIGNS AND ADVERTISING
Chapter 18.47 TRANSPORTATION DEMAND MANAGEMENT
Chapter 18.48 PRECISE PLAN OF DESIGN REGULATIONS
Chapter 18.49 WIRELESS TELECOMMUNICATION FACILITIES
Chapter 18.50 ANIMALS, POULTRY AND LIVESTOCK
Chapter 18.52 HOME OCCUPATIONS
Chapter 18.54 NONCONFORMING USES
Chapter 18.56 CONDITIONAL USE PERMITS
Chapter 18.58 MOVING BUILDINGS AND RELOCATION PERMITS
Chapter 18.60 VARIANCES
Chapter 18.61 TEMPORARY USES
Chapter 18.62 AMENDMENTS AND ZONE RECLASSIFICATION
Chapter 18.64 APPEALS
Chapter 18.66 AMENDMENTS—PROCEDURES AND EXAMPLES
Chapter 18.67 REQUESTS FOR REASONABLE ACCOMMODATIONS UNDER THE FAIR HOUSING ACT

b) Overall Zoning Code

RESTRUCTURED TITLE 18. ZONING

Division 1:  General Provisions

Division 2: Administrative Regulations

Division 3: Zones and Zone-Specific Standards

Division 4: Citywide Standards

Division 5: Definitions and Rules of Measurement

Restructure into a 5-Division organizational system.

ISSUES:
• “Laundry-list” of chapters
• Overwhelming amount of initial 

information

RECOMMEDATION
• Restructure into 5 Divisions.

Existing Structure Proposed Restructure



Discontinue the “special/specific use conditions and chart notes” system. 
Consolidate all provisions for a specific topic into one location of the Code.

b) Overall Zoning Code

ISSUES:
• Numerical /chronological order
• Some titled/labeled, some not
• Regulations deeply embedded
• Related or similar regulations 

dispersed across multiple notes, 
chapters, or sections in the Code

RECOMMEDATION
• Locate and consolidate information  

in their appropriate location 
(chapter, section, etc.) in the Code.

Example of Existing



Utilize consistent terminology throughout.

b) Overall Zoning Code

ISSUES:
• Multiple versions, capitalizations, 

and abbreviations of certain terms

RECOMMEDATION
• Establish a default for all terms in 

the DEFINITIONS chapter.

Example of Existing

Example of Existing



Better use lists, tables, and graphics, where applicable.

b) Overall Zoning Code

ISSUES:
• Language is sometimes verbose or 

redundant.

RECOMMEDATION
• Simplify text 
• Use lists, tables, and graphics.

Example of Existing



Utilize a more user-friendly web interface.

b) Overall Zoning Code

ISSUES:
• Limited navigation capabilities.

RECOMMEDATION
• Publish code on a different web 

platform, such as:
• Library.municode.com
• Codepublishing.com
• Codelibrary.amlegal.com

Example of Existing



b) Overall Zoning Code

SUMMARY OF RECOMMENDATIONS:
• Restructure into a 5-Division organizational system.

• Discontinue the “special/ specific use conditions and chart notes” system.

• Consolidate all provisions for a specific topic into one location of the Code.

• Utilize consistent terminology throughout.

• Better use lists, tables, and graphics, where applicable.

• Utilize a more user-friendly web interface.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones
d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



c) Zones
 Items reviewed:

⎯ General Plan, Zoning Code, Zoning Map

 12 Land Use Designations in the General Plan

 25 Zones in the Zoning Code/Map

 Several inconsistencies found between the 
General Plan and Zoning Code/Map.

RECOMMENDATIONS:
• Same global recommendations 

from first set apply here.

• Rename the mixed-use zones.

• Reconcile inconsistent zones.

• Reconcile inconsistent parcels.



Rename the mixed-use zones.

c) Zones

Example of Existing

ISSUES:
• Similar intent and regulations, but 

very different names.

RECOMMEDATION
• Mixed-Use Overlay becomes M-U-30.
• R-40 Overlay becomes M-U-40.



Reconcile inconsistent zones.

c) Zones

ISSUES:
• 4 zones identified as not established 

consistently across the General Plan, 
Zoning Code, and Zoning Map.

RECOMMEDATION
• Reconcile as noted.

 C-Z Civic Center Zone
⎯ NOT listed on Zoning Map
⎯ NOT listed on Zoning Code
⎯ Recommend to remove entirely.

 R-M Multiple Family Residential Zone and Multiple Family 
Residential Variable Density Zone
⎯ Both R-M and R-M Variable are listed on Zoning Map
⎯ R-M is NOT listed in Zoning Code
⎯ R-M Variable is listed in Zoning Code, but all regulations are instead for R-M
⎯ Recommend to clarify zoning regulations for each zone.

 Mixed-Use Overlay Zone
⎯ NOT listed on Zoning Map
⎯ Listed in Zoning Code
⎯ Recommend to update across all documents.

 Parking Zone
⎯ Listed on Zoning Map
⎯ Listed in Zoning Code
⎯ This zone appears to be a remnant of the previous Zoning 

Code and is reserved to a handful of parcels that might be 
better suited for alternative uses.



Reconcile inconsistent parcels.

c) Zones

ISSUES:
• 86 parcels identified as not zoned 

consistently with the General Plan.
RECOMMEDATION
• Reconcile as noted in Memo.



c) Zones

SUMMARY OF RECOMMENDATIONS:
• Same global recommendations from first set apply here.

• Rename the mixed-use zones.

• Reconcile inconsistent zones.

• Reconcile inconsistent parcels.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones

d) Land Use Regulations
e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



d) Land Use Regulations
 Items reviewed:

⎯ Chapter 18.40 Land Use Regulations and applicable chapters 
and sections

 Land use regulations provided in:
⎯ 6 charts

⎯ 216 land uses (some repeated)

⎯ 83 specific use conditions and chart notes

RECOMMENDATIONS:
• Same global recommendations 

from first set apply here.

• Simplify land use permissions.

• Simplify list of uses into broad 
use type categories.

• Resolve unused/unapplied, 
conflicting, or incorrectly 
referenced regulations.

• Resolve odd regulations.



Simplify land use permissions.

d) Land Use Regulations

ISSUES:
• Use of notes system.

RECOMMEDATION
• Simplify permissions to:

• Permitted
• Not Permitted
• Conditionally Permitted
PPD AUP (Administrative Use Permit)
CUP (Conditional Use Permit)

Example of Existing

Example from the Pasadena Zoning Code



Simplify list of uses into broad use type categories.

d) Land Use Regulations

ISSUES:
• 216 existing land uses, some of which need to be 

modernized or clarified.

RECOMMEDATION
• List out detailed/specific uses only when necessary. 
• Otherwise, use broad categories that allow for new, 

unanticipated uses as they arise and minimize  
frequent amendments or interpretations.

Example of Vacaville Zoning Code

Example of Vacaville Zoning Code



Resolve unused/unapplied, conflicting, incorrectly, and/or odd referenced regulations.

d) Land Use Regulations

ISSUES:
• At least 8 regulations (Notes 21, 26, 31, 

47, 49, 50, 68, and 69 ) are listed but are 
not applied anywhere 

• Some regulations are conflicting or 
confusing.

RECOMMEDATION
• Account for all necessary regulations
• Simplify regulations 

Example of conflicting regulation:

Example of odd regulation:



d) Land Use Regulations

SUMMARY OF RECOMMENDATIONS:
• Same global recommendations from first set apply here.

• Simplify land use permissions.

• Simplify list of uses into broad use type categories.

• Resolve unused/unapplied, conflicting, or incorrectly referenced regulations.

• Resolve odd regulations.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones

d) Land Use Regulations

e) Property Development Regulations
f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



e) Property Development Regulations
 Items reviewed:

⎯ Chapter 18.42 Property Development Regulations and 
applicable chapters and sections

 Property development regulations (aka 
standards) provided in:
⎯ 1 chart in 2 parts

⎯ 12 regulatory topics

⎯ 68 special use conditions and chart notes

RECOMMENDATIONS:
• Same global recommendations 

from first set apply here.

• Transition to objective 
standards.

• Clarify between standards and 
guidelines.

• Encourage good design.

• Establish performance 
standards.

• Consolidate provisions for 
special uses into one location.



Transition to objective standards and clarify between standards and guidelines.

e) Property Development Regulations

ISSUES:
• Inconsistent use of “shall” versus 

“should,” etc.
• Inconsistent use of the terms 

“standards” versus “guidelines”

RECOMMEDATION
• For those necessary standards, make 

objective (mandatory).
• For supplemental guidance, provide as 

a guideline (encouraged).

Example informational DSG board



Encourage good design.

e) Property Development Regulations

ISSUES:
• Missing design topics, e.g., ground 

floor relationship to the public realm to 
encourage pedestrian-friendly activity.

RECOMMEDATION
• Address additional design topics to 

achieve broader policy goals.

18.42.040 Property development chart – Contents.

Development regulations across 12 different topics:

A. Lot Frontage and Access
B. Size, Area, and Frequency of Zone
C. Lot Area
D. Dwelling Unit Density
E. Floor Area per Dwelling Unit
F. Lot Size
G. Yards
H. Building Height
I. Lot Coverage
J. Location and Relationship of Buildings, Structures, and Uses
K. Fences, Hedges, and Walls
L. Other Conditions, Requirements 18.42.050 Special use conditions and chart notes.

Note 64. Design Guidelines:

a. Mixed Use/Residential Design Guidelines
b. Building Elevations/Architecture
c. Materials
d. Roofs
e. Windows
f. Awnings/Canopies
g. Exterior Lighting
h. Mechanical Equipment
i. Walls
j. Service Areas, Refuse Areas, and Backflow Preventers
k. Shared Parking
l. Landscaping
m. Screening of Above-Ground Parking Garages
n. Maintenance of Buildings
o. Underground Utilities
p. Usable Open Space
q. Open Space
r. Live/Work Units within the Mixed-Use Overlay
s. Signage 

Example of Existing

Example of Existing



Establish performance standards.

e) Property Development Regulations

ISSUES:
• General Plan Implementation Program.

RECOMMEDATION
• Establish performance standards for 

industrial uses.

Example of Existing

 Performance standards for industrial uses usually apply to 
building operations to minimize public hazards and to prevent 
nuisances and other conditions which are potentially harmful or 
detrimental to surrounding uses.

 To implement the General Plan, the Zoning Code Update will 
address buffering, screening, and transitions between uses.



Consolidate provisions for special uses into one location in the Code.

e) Property Development Regulations

ISSUES:
• Related or similar regulations 

dispersed across multiple notes, 
chapters, or sections in the Code

RECOMMEDATION
• Consolidate all provisions for special 

uses into one chapter.

Proposed Special Uses:

 Accessory Structures
 Adult-Oriented Businesses
 Animal Keeping
 Alcohol Sales
 Automotive Service, Repair, Washing/Detailing, and Fueling Facilities
 Cottage Food Operations
 Drive-Through Establishments
 Emergency Shelters, Transitional, and Supportive Uses
 Family Day Care Homes
 Home Occupations
 Massage Establishments
 Outdoor Seating/Dining
 Refuse and Recycling Facilities
 Retail/Shopping Centers
 Telecommunication Facilities



e) Property Development Regulations

SUMMARY OF RECOMMENDATIONS:
• Same global recommendations from first set apply here.

• Transition to objective standards.

• Clarify between standards and guidelines.

• Encourage good design.

• Establish performance standards.

• Consolidate provisions for special uses into one location.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones

d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures
g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



f) Administration and Procedures 
 Items reviewed:

⎯ Chapters 18.02 through 18.08 address general zoning information

⎯ GENERAL PROVISIONS (Chapter 18.02),
⎯ DEFINITIONS (Chapter 18.04),
⎯ ADMINISTRATION AND ENFORCEMENT (Chapter 18.06)
⎯ ZONES AND ZONING MAP (Chapter 18.08).

⎯ Chapters 18.52 through 18.67 address permitting, approvals, and 
other zoning procedures, including:

⎯ HOME OCCUPATIONS (Chapter 18.52)
⎯ NONCONFORMING USES (Chapter 18.54)
⎯ CONDITIONAL USE PERMITS (Chapter 18.56)
⎯ MOVING BUILDINGS AND RELOCATION PERMITS (Chapter 18.58)
⎯ VARIANCES (Chapter 18.60)
⎯ TEMPORARY USES (Chapter 18.61)
⎯ AMENDMENTS AND ZONE RECLASSIFICATION (Chapter 18.62)
⎯ APPEALS (Chapter 18.64)
⎯ AMENDMENTS – PROCEDURES AND EXAMPLES (Chapter 18.66)

RECOMMENDATIONS:
• Consolidate all administration 

and procedures sections into  
one part of the code.

• Define all administrative 
authorities.

• Clarify procedures and 
hierarchy for all decisions and 
permits.

• Standardize findings.

• Simplify noticing 
requirements.



Consolidate all administration and procedures provisions into one location.

f) Administration and Procedures 

ISSUES:
• Administrative provisions dispersed 

across multiple chapters, both at the 
front and back end of the Code.

RECOMMEDATION
• Consolidate all administrative 

provisions into one the location.

Example of Existing



Define all administrative authorities.

f) Administration and Procedures 

ISSUES:
• Unclear Planning Director Authority.
• Repetitive Decision-Making and/or 

Authority.

RECOMMEDATION
• Consolidate Administrative authorities’ 

powers and duties into one Chapter 
“Decision Making Bodies and Officials.”

Example of Existing

Example of Existing



Clarify and simplify procedures and hierarchy for all decisions and permits.

f) Administration and Procedures 

ISSUES:
• Unclear hierarchy of permit and 

approval types.

RECOMMEDATION
• Clarify and simplify all processes for 

permits, approvals, procedures, etc.
• Rename the Precise Plan of Design to 

an Administrative Use Permit.
• Simplify information into a table.

Proposed structure and hierarchy of all 
procedures, including reviews and decisions.



Standardize findings and simplify noticing requirements.

f) Administration and Procedures 

ISSUES:
• Some findings across different permits 

and approvals are similar in nature 
and/or lengthy.

• Repetitive Noticing information.

RECOMMEDATION
• Revise and standardize findings that 

are similar in nature.
• Consolidate all noticing and findings 

provisions into one location.

Example from Indio Zoning Code



f) Administration and Procedures 

SUMMARY OF RECOMMENDATIONS:
• Consolidate all administration and procedures sections into  one part of the code.

• Define all administrative authorities.

• Clarify procedures and hierarchy for all decisions and permits.

• Standardize findings.

• Simplify noticing requirements.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones

d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law
h) Proposed Outline of New Zoning Code

4. Zoning Code Diagnostic Analysis



g) Compliance with State/Federal Law
 Items reviewed

⎯ Housing Legislation (SB 330, SB 35, Density Bonus, etc.)

⎯ Legislation for regulating special uses (Adult Businesses, Cottage food operations, 
religious, etc.)

⎯ Procedures and Administration (Developer agreements, general amendment 
procedures, etc.)

⎯ Other legislation such as solar energy systems, telecommunication, water 
conservation and landscaping.

 Code generally complies with most Federal and State law.

 Further review is required for some legislation
⎯ Religious uses (U42 US Code 2200cc et. Seq)

⎯ Nonconforming Multi-Family Dwelling (Cal. GOV 65852.25)

⎯ Water conservation and landscaping (Cal. GOV section 65597)

⎯ Etc.

NEXT STEPS:
• In-depth review for 

amendments with 
corresponding Use 
Regulations & Administration 
and Procedures tasks.



a) Implementing the General Plan

b) Overall Zoning Code

c) Zones

d) Land Use Regulations

e) Property Development Regulations

f) Administration and Procedures

g) Compliance with State and Federal Law

h) Proposed Outline of New Zoning Code
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5. Next Steps



Next Steps

 Round #1 Study Session with staff – Complete.

 Round #1 Study Session with Working Group – Complete.

 Round #1 Study Session with Planning Commission on Oct. 16.

 Incorporate staff, Working Group, and PC feedback into work.

 Begin Round #2 of work (Zones & Uses).

 Round #2 Study Sessions with staff, Working Group, and PC in Nov/Dec.
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