
 

PLANNING COMMISSION MEETING 

April 10, 2025 at 5:00 PM 

Angels Fire House – 1404 Vallecito Road 

AGENDA 

  

To view or participate in the meeting online, please use the following link: 

Join on your computer, mobile app or room device: 
Click here to join the meeting: Teams link URL  
Meeting ID: 229 834 844 875 | Passcode: EiV7x7X 

Download Teams: Add link/URL | Join on the web: Add Link/URL 
Or call in (audio only): +1 209-662-6903,,253817460# United States, Stockton 

Phone Conference ID: 253 817 460# 

 

In person public attendance will be available with limited seating. Seats are available on a first 
come, first served basis. Members of the public shall have the right to observe and offer public 
comment at the appropriate time.  

 

THE PLANNING COMMISSION appreciates your interest and encourages your participation. Regularly 
scheduled meetings are held the 2nd Thursday of each month.  

The numerical order of the items on this agenda is for convenience of reference. Items may be 
taken out of order upon request of the Chair or Commission Members. All questions shall be 
directed to the Chair who, at his/her discretion, will refer to Staff. 

Appeals: Any decisions of the Planning Commission may be appealed to the City Council within 
10 days of the decision, by submitting a written request and applicable fee to Angels Camp City 
Hall. 

 

Chair John Broeder | Vice Chair Gary Gordon 

Commissioners Daniel Whitford, Matthew Stammerjohan, Clavey Wendt 

Planning Director Amy Augustine | Deputy City Clerk Caytlyn Schaner 
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5:00 PM REGULAR MEETING 

1. ROLL CALL 

2. PLEDGE OF ALLEGIANCE 

3. APPROVAL OF THE AGENDA AS POSTED (OR AMENDED) 

4. APPROVAL OF MINUTES 

A. Approval of Minutes from March 13, 2025 

5. PUBLIC COMMENT 

Any land use item of interest to the public that is within the subject matter jurisdiction of the 
Commission and is not posted on the Consent or Regular agendas may be addressed during the 
Public Comment period. California law prohibits the Commission from taking action on any matter 
which is not posted on the agenda unless it is determined to be an emergency by the Commission. 
Five minutes per person. 

6. PLANNING COMMISSION BUSINESS 

A. Public Hearing:  Resolution of Intent 25-04  Flood Management and Flood Damage Prevention 
Ordinance 

B. Public Hearing Resolution of Intent 25-05 Large Format Retail   

7. COMMITTEE REPORTS 

8. ADJOURNMENT 

 

 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in 
this meeting, please contact the City Clerk at City Hall 209-736-2181. Notification 48 hours prior to the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to the meeting 
(28 CFR 35.102-35.104 ADA Title II) Materials related to an item on this Agenda submitted to the City 
Council after distribution of the Agenda packet are available for public inspection at City Hall at 200 
Monte Verda Street Ste. B, Angels Camp, CA 95222 during normal business hours. The Agenda is also 
available on line at www.angelscamp.gov. 
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PLANNING COMMISSION MEETING 

March 13, 2025 at 5:00 PM 

Angels Fire House – 1404 Vallecito Road 

MINUTES 

  

To view or participate in the meeting online, please use the following link: 

Join on your computer, mobile app or room device: 
Join the meeting now 

Meeting ID: 229 834 844 875 

Passcode: Ei2V7x7X 

Dial in by phone 

+1 209-662-6676,,891634542# United States, Stockton 

Find a local number 

Phone conference ID: 891 634 542# 

 

 

In person public attendance will be available with limited seating. Seats are available on a first 
come, first served basis. Members of the public shall have the right to observe and offer public 
comment at the appropriate time.  

 

THE PLANNING COMMISSION appreciates your interest and encourages your participation. Regularly 
scheduled meetings are held the 2nd Thursday of each month.  

The numerical order of the items on this agenda is for convenience of reference. Items may be 
taken out of order upon request of the Chair or Commission Members. All questions shall be 
directed to the Chair who, at his/her discretion, will refer to Staff. 

Appeals: Any decisions of the Planning Commission may be appealed to the City Council within 
10 days of the decision, by submitting a written request and applicable fee to Angels Camp City 
Hall. 

 

Chair John Broeder | Vice Chair Gary Gordon 

Commissioners Daniel Whitford, Matthew Stammerjohan, Clavey Wendt 

Planning Director Amy Augustine | Deputy City Clerk Caytlyn Schaner 
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https://teams.microsoft.com/l/meetup-join/19%3ameeting_YmQyMmJlOTktMjYzYi00Yzk2LTg2MmEtYzdjOWQwNTk0MDk1%40thread.v2/0?context=%7b%22Tid%22%3a%229e29c5e7-9623-4389-a2b9-d3e014d9ec89%22%2c%22Oid%22%3a%22dc731ed4-dd03-4b4c-a38e-bb11663da19e%22%7d
tel:+12096626676,,891634542
https://dialin.teams.microsoft.com/a101aba6-b13b-4c64-9cf3-586a465e650d?id=891634542


5:00 PM REGULAR MEETING 

1. ROLL CALL 

2. PLEDGE OF ALLEGIANCE 

3. APPROVAL OF THE AGENDA AS POSTED (OR AMENDED) 

4. APPROVAL OF MINUTES 

A. Approval of Minutes from February 13, 2025 

5. PUBLIC COMMENT 

Any land use item of interest to the public that is within the subject matter jurisdiction of the 
Commission and is not posted on the Consent or Regular agendas may be addressed during the 
Public Comment period. California law prohibits the Commission from taking action on any matter 
which is not posted on the agenda unless it is determined to be an emergency by the Commission. 
Five minutes per person. 

Zero public responses were received. 

6. PLANNING COMMISSION BUSINESS 

A. RESOLUTION OF INTENT 25-03 OF THE CITY OF ANGELS PLANNING COMMISSION RECOMMENDING 

TO THE CITY COUNCIL APPROVAL OF A NEW CHAPTER 15.30 (GRADING, DRAINAGE AND EROSION 

CONTROL) FOR THE ANGELS MUNICIPAL CODE AND UPDATING THE CITY’S DESIGN STANDARDS TO 

ADD A NEW CHAPTER 19 WITH STANDARDS FOR IMPLEMENTING THE GRADING, DRAINAGE, AND 

EROSION CONTROL PROVISIONS 

7. COMMITTEE REPORTS 

None 

8. ADJOURNMENT 

 

 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in 
this meeting, please contact the City Clerk at City Hall 209-736-2181. Notification 48 hours prior to the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to the meeting 
(28 CFR 35.102-35.104 ADA Title II) Materials related to an item on this Agenda submitted to the City 
Council after distribution of the Agenda packet are available for public inspection at City Hall at 200 
Monte Verda Street Ste. B, Angels Camp, CA 95222 during normal business hours. The Agenda is also 
available on line at www.angelscamp.gov. 

 

____________________________  

John Broeder, Chair  

____________________________ 

Caytlyn Schaner, Deputy City Clerk 
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 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 1 

 

DATE:  April 10, 2025 
 
TO:  City of Angels Planning Commission 
 
FROM:  Amy Augustine, AICP – City Planner 
 
RE: RESOLUTION OF INTENT 25-04 OF THE CITY OF ANGELS PLANNING COMMISSION 

RECOMMENDING TO THE CITY COUNCIL APPROVAL OF AN UPDATE TO CHAPTER 
15.20 (FLOOD MANAGEMENT AND FLOOD DAMAGE PREVENTION) FOR THE CITY OF 
ANGELS MUNICIPAL CODE. 

  
RECOMMENDATION 
Approve Resolution of Intent 25-04 replacing former Chapter 15.20 (1996) with an updated Chapter 15.20 
addressing flood management and flood damage prevention.   The Planning Commission may adopt the code 
revisions and guidelines with commission recommended changes, or as presented.  
 
BACKGROUND 
The City of Angels City Council approved Resolution 20-46 on November 17, 2020, adopting the City of Angels 
Camp hazard mitigation projects for the 2021 Calaveras County Operational Area Multi-Jurisdictional Hazard 
Mitigation Plan).   Mitigation Projects included:   
 

MU-6: Update Local Mitigation, Disaster Recovery, and All Hazards Planning Codes.   Update or prepare 
and adopt in the City Codes:  
 

 Fire Safety Standards,  
 Flood Hazard Prevention;  
 Grading, Drainage and Erosion Control Standards; and  
 Post Disaster Recover Standards.     

 
Funding was secured through the California Governor’s Office of Emergency Services (CAL OES) Hazard 
Mitigation Grant Program to prepare the codes.   Interwest was hired through a Request for Proposals to 
prepare the code amendments in consultation with the All Hazards Planning Codes Steering Committee 
composed of: 
 

City Council Member City Engineer 
Planning Commission Member City Planner 
Fire Chief Public Works 
Fire Marshal City Administrator 
Police Chief  
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 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 2 

 

Public workshops were held on December 12, 2024, and January 16, 2025, to gather public input. 
 
A staff presentation summarizing the program was provided to the Planning Commission at its November 14, 
2024, meeting and to the City of Angels City Council at its November 19, 2024, meeting.   
 
This Flood Management and Flood Damage Prevention Ordinance is the result of those efforts.    The current 
Flood Damage Prevention Ordinance, Angels Municipal Code Chapter 15.20, was last updated in 1996.   
Since then, there have been numerous statutory changes.    Therefore, all of former Chapter 15.20 (current 
Chapter) is being removed and replaced with this proposed Flood Management and Flood Damage Prevention 
Ordinance reflecting all state and federal regulation changes through December, 2024.    
 
In addition, in accordance with the General Plan, stream setback standards also are established in the 
proposed ordinance. 
 
A summary of Ordinance highlights includes, but is not limited to:  
 

• Replaces 1996 Code with current state requirements 

• Adds Section 15.20.700 Establishing setbacks along creeks to encompass the streambed channel, 
bed, and top of bank plus the landward edge (dripline) of riparian vegetation except as provided in 
15.20.710 

• Includes Section 15.20.710 to reduce setbacks along creeks as follows: 

 
Creek and stream setbacks may be reduced with approval by the City Engineer when a study 
conducted by a qualified biologist or engineer, as applicable, makes a finding that a narrower setback:  

 
A. Would not increase the potential for erosion (generally based on existing vegetation, soil and slope 

stability), and  
B. Still encompasses the 100-year floodplain, and  
C. Fully protects riparian vegetation on the site (or may protect riparian vegetation through replanting 

on or off-site), or  
D. Is appropriate based on existing development near the stream in the vicinity; or  
E. Is necessary to avoid a private property “taking”  
F. Proposed new development within a creek/stream setback generally requires a landowner or 

developer to obtain a Lake or Streambed Alteration Agreement from the California Department of 
Fish and Wildlife.  

 
When reduced setbacks are granted, design measures should be incorporated to protect riparian 
habitat by limiting the amount of clearing and fencing and/or locating such disturbances away from the 
stream. 
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 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 3 

 

• Addresses construction of roadways and infrastructure (Section 15.20.720) as follows: 
A. The number of road crossings for streams should be limited to the greatest extent possible. 

1. Roadway crossings should be designed perpendicular to streams. 
2. Culverts, piping, or lining intermittent or perennial streams by private entities is discouraged 

unless no feasible alternative exists. 
 
ANALYSIS 
Pursuant to Angels Municipal Code Section 17.90.040, decisions pertaining to code amendments shall be made 
upon the following findings of fact: 
 

A.    The proposed change or amendment is consistent with the city of Angels Municipal Code; and 

B.    The proposed change or amendment is consistent with the city of Angels general plan; and 

C.    The proposed change or amendment will not be substantially detrimental to the health, safety, or 
general welfare of the city.  

Findings A &B – Consistency with the Angels Municipal Code and General Plan 
Adopting the proposed code amendment in the Angels Municipal Code with the accompanying implementation 
standards and guidelines referenced in the code, will allow for implementation of the following General Plan 
goals, policies, programs, and mitigation measures: 
 
Goals: 

1.B.2 Protect life and property from identified flood hazards. 
 

Implementation Programs (and mitigation measures where indicated): 
 
1.B.f, 4.D.d, 4.G.c, 6.B.g, and 11.B.b Designate Resource Management & Open Space Setbacks 
Along Creeks 
Establish an open space setback encompassing designated flood hazard areas along Angels Creek 
and Six Mile Creek. Designate these areas as Resource Management (RM) on the city’s general plan 
maps and as Open Space (OS) on the city’s zoning maps. Establish similar setbacks along other 
drainages within the city (e.g., China Gulch) or along drainages in areas that may be annexed into the 
city in the future.  
 
Ordinance Response:   Creek setbacks, reductions in creek setbacks and best management practices 
for development adjacent to creeks are included in proposed Code Sections 15.20.700, 15.20.710 and 
15.20.720.   The Resource Management/Open Space zoning and designations were adopted under 
previous Council actions. 
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 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 4 

 

2.C.q   Flood and Fire Hazards and Flood Management Analysis 
Continue to analyze and implement programs in the Conservation and Open Space Element and 
Safety Element of the General Plan addressing flood and fire hazards and flood management in 
compliance with Government Code Section 65302. In conjunction with Housing Element updates, 
review the Land Use and Safety Elements of the General Plan to identify potential conflicts with those 
areas subject to flooding as identified by flood plain mapping prepared by the Federal Emergency 
Management Agency (FEMA) or the State Department of Water Resources and lands classified as very 
high fire hazard severity zones (pursuant to Public Resources Code Section 51177).  Identify 
alternative sites for target income group housing and special needs housing should existing target sites 
be identified as subject to threats from flooding or fire. 
 
Ordinance Response: In response to analysis, it was determined that portions of an RV/Mobilehome 
park in the City is located within a flood hazard zone.   State regulations governing these circumstances 
are specifically addressed in proposed definitions and in Code Sections 15.20.120, 
15.20.180(H),15.20.590 and15.20.600. 
 
6.B.d   Consider Preparation of a Flood Damage Prevention Ordinance 
Consider preparation of a flood damage prevention ordinance to guide development within flood zones  
identified by the Federal Emergency Management Agency (FEMA). 
 
Ordinance Response:   All of Chapter 15.20 provides the proposed Flood Damage Prevention 
Ordinance. 
 
6.B.f, 7Hc   Mitigate Impacts on Downstream Drainage Facilities and Property 
In conjunction with 2020 General Plan Program 6.A.k, address requirements for preparation of 
drainage plans addressing potential impacts on downstream drainage facilities and properties and 
requiring implementation of measures identified to reduce or eliminate those impacts. Continue to 
require drainage plans for private development to prevent inundation of the city’s Storm Drainage 
Facilities. 
 
Ordinance Response: Proposed Code Section 15.20.280 addresses, in part, impacts on downstream 
facilities.  Proposed Code Sections 15.20.300(A), 15.20.490, 15.20, 610, 15.20.640, 15.20.650, 
15.20.660, and 15.20.670 address placing obstructions or structures within floodways and requirements 
to demonstrate that such structures do not increase flood hazards (e.g., fences, retaining walls, 
roadways, driveways). 
 
6.B.k   Design New Bridges (Pedestrian and Automobile) to Minimize Damage From Major Flood 
Events 
Require new pedestrian and vehicle bridges to incorporate design features that reduce or avoid 
damage during major flood events, to the extent feasible (e.g., pedestrian bridges designed to pivot at 
an upstream corner and break away to reduce debris collection). 
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 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 5 

 

Ordinance Response: Proposed Code Sections 15.20.660 and 15.20.300 address bridge design and 
required studies. 
 
6.B.n   Protect New Development from Flood Hazards 
[2020 GENERAL PLAN MITIGATION MEASURE, MM-FLOOD-01] 
For streams without mapped flood zones and flood elevations: 
Prior to approval of new development occurring within 75 feet of both sides of Indian Creek, Greenhorn 
Creek, Cherokee Creek, San Domingo Creek and Lone Gulch (measured from the top of the bank of 
the drainage or the edge of the riparian zone); the applicant shall identify flood elevations and provide 
documentation that new development will be located outside of the 100-year flood elevation, prior to 
approval of new development.  The City may waive this requirement if ample evidence is available on-
site (e.g., site topography) to clearly establish that new development will occur outside of the 100-year 
flood elevation. 
 
Ordinance Response:   Creek setbacks, reductions in creek setbacks and best management practices 
for development adjacent to creeks are included in proposed Code Sections 15.20.700, 15.20.710 and 
15.20.720.   The Resource Management/Open Space zoning and designations were adopted under 
previous Council actions. 

 
Adoption of the code amendments brings the Angels Municipal Code into compliance with General Plan 2020 
programs as described. 
 
Therefore, based on the preceding, findings A and B may be made. 
 

Finding C.    The proposed change or amendment will not be substantially detrimental to the 
health, safety, or general welfare of the city.  
The purpose of the proposed code amendments is to protect the health, safety, and general welfare of the city 
against threats to life and property related to flooding.   This is being accomplished by adopting all current state 
and federal standards related to construction within floodways and implementing most general plan programs 
related to flooding to provide predictability and consistency for developers and residents to ensure the health, 
safety, and general welfare of the city.    
 
Based on the preceding, Finding C can be made. 
 
FISCAL IMPACT: 
The proposed amendments were prepared through a CAL OES grant with time expended by the City as a “soft 
match” for the grant.  Implementation of the code amendments and standards are covered by permit fees 
charged by the City.   Therefore, no fiscal impact is anticipated.    
 
It is noted, however; that the establishment of predictable and consistent standards for flood management and 
prevention for the community is expected to expedite the permitting process in the City.   Because “time is 
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CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
All Hazards Planning Codes:  Flood - 6 

 

money,” this is expected to reduce overall project costs.    The adoption of up-to-date consistent standards will 
assist City Staff in expediting project reviews, thereby reducing staff time spent on project review.    
 
ENVIRONMENTAL FINDING: 
Pursuant to the state guidelines for implementing the California Environmental Quality Act (CEQA), the 
proposed code amendments are exempt from further review, because the proposed amendments implement a 
program or programs identified within the scope of the 2020 General Plan Environmental Impact Report 
adopted for the 2020 General Plan. 
 
ATTACHMENT:  
 

A.  Resolution of Intent 25-04 with Proposed Chapter 15.20  
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CITY OF ANGELS 
PLANNING COMMISSION 

 
RESOLUTION OF INTENT NO. 25-04 

A RESOLUTION OF INTENTION OF THE CITY OF ANGELS PLANNING COMMISSION 
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF A REVISED CHAPTER 15.20 (FLOOD 
MANAGEMENT AND FLOOD DAMAGE PREVENTION) FOR THE ANGELS MUNICIPAL CODE. 

 
WHEREAS, the City of Angels Planning Commission is authorized by Angels Municipal Code Section 

17.85.020 to assist and advise the city council and the public in matters pertaining to planning so as 
to protect and promote the public health, safety, and general welfare; and 

 
WHEREAS, the establishment of flood management and flood damage prevention standards for the City 

assist in protecting the health, safety, and general welfare of the community; and 
 
WHEREAS, the Planning Commission held a duly noticed public hearing on April 10, 2025, and received 

public input on the proposed code amendment and implementation guidelines; and 
 
WHEREAS, the proposed code amendments are consistent with the City of Angels General Plan; and 
 
WHEREAS, The proposed code amendments are consistent with the City of Angels Municipal Code; and 
 
WHEREAS, the proposed code amendments will not be substantially detrimental to the health, safety, or 

general welfare of the city; but will, in fact, assist in protecting the health, safety, and general 
welfare of the community; and  

 
WHEREAS, pursuant to the state and City guidelines for implementing the California Environmental 

Quality Act (CEQA), the proposed amendment is exempt from further review, because the proposed 
amendments implement a program identified within the scope of the 2020 General Plan and was 
analyzed in conjunction with the Environmental Impact Report adopted for the 2020 General Plan;  

 
NOW, THEREFORE, BE IT RESOLVED, the Planning Commission hereby recommends to the City Council  
approval of a new Chapter 15.20 (Flood Management and Flood Damage Prevention) for the Angels 
Municipal and directs staff to provide this recommendation of the planning commission and supporting 
findings to the City Council in writing within thirty days. 
 
The foregoing resolution was introduced and moved for adoption on April 10, 2025, by Commissioner 
________________ and being duly seconded by Commissioner _______________.   PASSED AND 
ADOPTED THIS 10th day of April, by the following vote: 
 
 
 
 
AYES:     
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NOES:     
 
ABSTAIN:   
 
ABSENT:   
 
ATTEST: 
 
      _____________________________ 
      John Broeder 
      Chairman 
 
 
 
 

Caytlyn Schaner 
Deputy City Clerk 
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Angels Camp Municipal Code  

Title 15 BUILDINGS AND CONSTRUCTION 

Page 1/23 

The Angels Camp Municipal Code is current through Ordinance 523, passed March 15, 2022.  

 Title 15 

BUILDINGS AND CONSTRUCTION 

Chapters:  

15.04    Uniform Codes--Building Permits 

15.06    Dangerous Building Code, Enforcement 

15.12    Signs and Billboards 

15.16    Permit Fees 

15.20    Flood Plain Management and Flood Damage Prevention 

15.28    Small Residential Solar System Permitting 

15.30    Grading 
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Angels Camp Municipal Code  

Chapter 15.20 FLOODPLAIN MANAGEMENT AND 

DAMAGE PREVENTION  

Page 2/23 

 

Chapter 15.20  

FLOODPLAIN MANAGEMENT AND FLOOD DAMAGE PREVENTION 

Sections: 

ARTICLE I. DEFINITIONS 

15.20.010 General.  

15.20.020 Definitions.  

ARTICLE II. SCOPE AND ADMINISTRATION, GENERAL PROVISIONS 

15.20.030 Title.  

15.20.040 Statutory authority.  

15.20.050 Scope.  

15.20.060 Purposes and objectives.  

15.20.070 Coordination with California Building Standards Code.  

15.20.080 Warning.  

15.20.090 Disclaimer of liability.  

15.20.100 Other laws.  

15.20.110 Abrogation and greater restrictions.  

ARTICLE III. APPLICABILITY 

15.20.120 General applicability.  

15.20.130 Establishment of flood hazard areas.  

15.20.140 Interpretation.  

ARTICLE IV. DUTIES AND POWERS OF THE FLOODPLAIN ADMINISTRATOR 

15.20.150 Designation.  

15.20.160 General authority.  

15.20.170 Coordination.  

15.20.180 Duties.  

15.20.190 Substantial improvement and substantial damage determinations.  

15.20.200 Department records.  

ARTICLE V. PERMITS FOR FLOODPLAIN DEVELOPMENT 

15.20.210 Permits required.  

15.20.220 Application for permit.  

15.20.230 Validity of permit.  

15.20.240 Other permits required.  

15.20.250 Expiration.  

15.20.260 Suspension or revocation.  

15.20.270 Appeals of decisions.  

ARTICLE VI. SITE PLANS AND CONSTRUCTION DOCUMENTS 

15.20.280 Information for development in flood hazard areas.  

15.20.290 Information in flood hazard areas without base flood elevations (approximate Zone A).  

15.20.300 Additional analyses and certifications.  

15.20.310 Submission of additional data.  

ARTICLE VII. INSPECTIONS 
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Angels Camp Municipal Code  

Chapter 15.20 FLOODPLAIN MANAGEMENT AND 

DAMAGE PREVENTION  

Page 3/23 

 

15.20.320 Inspections, in general.  

15.20.330 Inspections of development other than buildings and structures.  

15.20.340 Inspections of manufactured homes installations.  

15.20.350 Buildings and structures.  

ARTICLE VIII. VARIANCES 

15.20.360 Variance procedures.  

ARTICLE IX. VIOLATIONS 

15.20.370 Violations.  

15.20.380 Authority.  

15.20.390 Unlawful continuance.  

ARTICLE X. FLOOD RESISTANT DEVELOPMENT—BUILDINGS AND STRUCTURES 

15.20.400 Requirements for buildings and structures in flood hazard areas.  

15.20.410 Detached garages and accessory storage structures.  

15.20.420 Utility and Miscellaneous Group U.  

15.20.430 Agricultural structures.  

ARTICLE XI. FLOOD RESISTANT DEVELOPMENT—SUBDIVISIONS 

15.20.440 Minimum requirements.  

15.20.450 Subdivision requirements.  

ARTICLE XII. FLOOD RESISTANT DEVELOPMENT—SITE IMPROVEMENTS, UTILITIES AND 

LIMITATIONS 

15.20.460 Minimum requirements.  

15.20.470 Sanitary sewer facilities.  

15.20.480 Water supply facilities.  

15.20.490 Development in floodways.  

15.20.500 Limitations on placement of fill.  

ARTICLE XIII. FLOOD RESISTANT DEVELOPMENT—INSTALLATION OF MANUFACTURED HOMES 

15.20.510 Installation.  

15.20.520 Foundations. 

15.20.530 Anchoring.  

15.20.540 General elevation requirement.  

15.20.550 Elevation requirement for certain existing manufactured home parks and subdivisions.  

15.20.560 Flood damage-resistant materials.  

15.20.570 Enclosures.  

15.20.580 Protection of mechanical equipment and outside appliances.  

ARTICLE XIV. FLOOD RESISTANT DEVELOPMENT—RECREATIONAL VEHICLES 

15.20.590 Temporary placement.  

15.20.600 Permanent placement.  

ARTICLE XV. FLOOD RESISTANT DEVELOPMENT—OTHER DEVELOPMENT 

15.20.610 General requirements for other development.  

15.20.620 Tanks.  

15.20.630 Requirements for temporary structures and temporary storage in flood hazard areas.  
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Angels Camp Municipal Code  

Chapter 15.20 FLOODPLAIN MANAGEMENT AND 

DAMAGE PREVENTION  

Page 4/23 

 

15.20.640 Fences in floodways.  

15.20.650 Retaining walls, sidewalks and driveways in floodways.  

15.20.660 Roads and watercourse crossings in floodways.  

15.20.670 Swimming pools.  

ARTICLE XVI. FLOOD CONTROL PROJECTS 

15.20.680 Flood control projects—General.  

15.20.690 Flood control projects—Applications. 

ARTICLE XVII. STREAM BANK AND WETLANDS SETBACKS 
 
15.20.700 Setback requirements  for projects involving work in and adjacent to a watercourse. 

15.20.710 Calculating setbacks. 

15.20.720 Calculating the slope of the setback area. 

15.20.730 Reduction of setbacks. 

15.20.740 Construction of roadways and infrastructure construction. 

ARTICLE I. DEFINITIONS 

15.20.010 General.  

The following words and terms shall, for the purposes of these regulations, have the meanings shown herein. Where 

terms are not defined in these regulations and are defined in the building code (CCR Title 24 Part 2) and used in the 

residential code (CCR Title 24 Part 2.5), such terms shall have the meanings ascribed to them in those codes. Where 

terms are not defined in these regulations or the building code, such terms shall have ordinarily accepted meanings 

such as the context implies. 

 

15.20.020 Definitions related to Flood and Stormwater Control Measures.  

A. “Accessory structure” means a structure on the same parcel of property as a principal structure and the use 

of which is incidental to the use of the principal structure. For floodplain management purposes, the term 

includes only accessory structures used for parking and storage. 

B. “Agricultural structure” means a walled and roofed structure used exclusively for agricultural purposes or 

uses in connection with the production, harvesting, storage, raising, or drying of agricultural commodities 

and livestock, including aquatic organisms. Structures that house tools or equipment used in connection 

with these purposes or uses are also considered to have agricultural purposes or uses. 

C. “Alteration of a watercourse” means a dam, impoundment, channel relocation, change in channel 

alignment, channelization, or change in cross-sectional area of the channel or the channel capacity, or any 

other form of modification which may alter, impede, retard or change the direction and/or velocity of the 

riverine flow of water during conditions of the base flood. 

D. “ASCE 24” means the standard Flood Resistant Design and Construction, referenced by the building code, 

developed and published by the American Society of Civil Engineers. Where cited, ASCE 24 refers to the 

edition of the standard that is referenced by the building code. 

E. “Base flood” means the flood having a 1-percent chance of being equaled or exceeded in any given year. 

F. “Base flood elevation” means the elevation of the base flood, including wave height, relative to the 

National Geodetic Vertical Datum (NGVD), North American Vertical Datum (NAVD) or other datum 

specified on the Flood Insurance Rate Map (FIRM). 

G. “Basement” means, for the purpose of floodplain management, the portion of a building having its floor 

subgrade (below ground level) on all sides. 

H. “Building code” means California Code of Regulations Title 24, the California Building Standards Code, 

the family of building codes specifically adopted by the State of California and composed of: 

1. Part 2, applicable to buildings and structures other than dwellings within the scope of this part. 

2. Part 2.5, applicable to one- and two-family dwellings and townhouses not more than three stories, and 

accessory structures. 

a. Part 10, applicable to existing buildings (as defined in that code). 
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b. Other specified codes. 

I. “Creek/Stream setback” refers to the area encompassing the streambed channel, bed, and top of bank or the 

landward edge (dripline) of riparian vegetation; whichever is greater. 

J. “Design flood” means the flood associated with the greater of the following two areas: 

1. Area with a flood plain subject to a one-percent or greater chance of flooding in any year. 

2. Area designated as a flood hazard area on a community’s flood hazard map, or otherwise legally 

designated. 

K. “Design flood elevation” means the elevation of the “design flood,” including wave height, relative to the 

datum specified on the community’s legally designated flood hazard map. In areas designated as Zone AO, 

the design flood elevation shall be the elevation of the highest existing grade of the building’s perimeter 

plus the depth number (in feet) specified on the flood hazard map. In areas designated as Zone AO where a 

depth number is not specified on the map, the depth number shall be taken as being equal to two feet (610 

mm). 

L. “Development” means any manmade change to improved or unimproved real estate, including, but not 

limited to, buildings or other structures, temporary structures, temporary or permanent storage of materials, 

mining, dredging, filling, grading, paving, excavations, drilling operations, flood control projects, and other 

land-disturbing activities. 

M. “Earthmoving or earth-disturbing activity” means any activity that involves vegetation clearing, grading, 

excavation, compaction of the soil, or the creation of fills and embankments to prepare a site for 

construction of roads, structures, landscaping, new planting, and other improvements (including 

agricultural roads, and vineyard avenues or tractor turnaround areas necessary for ongoing agricultural 

operations). It also means excavations, fills, or grading which constitute engineered works or 

improvements. 

N. “Encroachment” means the placement of fill, excavation, buildings, permanent structures or other 

development into a flood hazard area which may impede or alter the flow capacity of riverine flood hazard 

areas. 

O. “Ephemeral, perennial or intermittent stream” means any natural channel with defined bed and banks 

containing flowing water or showing evidence of having contained flowing water or showing evidence of 

having contained flowing water, such as deposit of rock, sand, gravel, or soil, that does not meet the 

definition of a stream (see Section 15.20.020 (QQ)). 

1. Ephemeral streams have less flow than intermittent streams and typically contain stormwater 

runoff during and after relatively large rainfall events but are normally dry for most of the year. 

2. Perennial streams normally flow almost year-round, usually at least into early summer 

3. Intermittent streams typically contain stormwater runoff during winter months but are normally 

dry during the summer months. 

4. Ephemeral, perennial, and intermittent streams do not include features such as manmade drainage 

ditches, stormwater systems, or concrete channels. 

P. “Exceptional hardship” means, for the purpose of variances from these regulations or the building code, the 

exceptional difficulty that would result from a failure to grant a requested variance. Mere economic or 

financial hardship is not exceptional. Inconvenience, aesthetic considerations, physical handicaps, personal 

preferences, or the disapproval of one’s neighbors do not, as a rule, qualify as exceptional hardships. All of 

these circumstances can be resolved through other means without granting variances, even when the 

alternatives are more expensive or require the property owner to build elsewhere or put the parcel to a 

different use than originally intended. 

Q. “Existing manufactured home park or subdivision” means a manufactured home park or subdivision for 

which the construction of facilities for servicing the lots on which the manufactured homes are to be affixed 

(including, at a minimum, the installation of utilities, the construction of streets, and either final site 

grading or the pouring of concrete pads) was completed before prior to the adoption of this ordinance. 

R. “Expansion to an existing manufactured home park or subdivision” means the preparation of additional 

sites by the construction of facilities for servicing the lots on which the manufactured homes are to be 

affixed (including the installation of utilities, the construction of streets, and either final site grading or the 

pouring of concrete pads). 
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S. “Flood or flooding” means a general and temporary condition of partial or complete inundation of normally 

dry land from: 

1. The overflow of inland or tidal waters. 

2. The unusual and rapid accumulation or runoff of surface waters from any source. 

3. Mudslides (i.e., mudflows) which are proximately caused by flooding. 

T. “Flood control project” means a dam or barrier design and constructed to keep water away from or out of a 

specified area, including, but not limited to, levees, floodwalls, and channelization. 

U. “Flood damage-resistant materials” means any construction material capable of withstanding direct and 

prolonged contact with floodwaters without sustaining any damage that requires more than cosmetic repair. 

V. “Flood hazard area” means the greater of the following two areas: 

1. The area within a floodplain subject to a one-percent or greater chance of flooding in any year. 

2. The area designated as a flood hazard area on the community’s flood hazard map, or otherwise legally 

designated. 

W. “Flood Insurance Rate Map (FIRM)” means an official map of a community on which the Federal 

Emergency Management Agency (FEMA) has delineated both the special flood hazard areas and the risk 

premium zones applicable to the community. 

X. “Flood Insurance Study” means the official report provided by the Federal Emergency Management 

Agency containing the Flood Insurance Rate Map (FIRM), the Flood Boundary and Floodway Map 

(FBFM), the water surface elevation of the base flood and supporting technical data. 

Y. “Floodplain Administrator” means the community official designated by title to administer and enforce the 

floodplain management regulations. 

Z. “Floodway” means the channel of the river, creek or other watercourse and the adjacent land areas that 

must be reserved in order to discharge the base flood without cumulatively increasing the water surface 

elevation more than a designated height. 

AA. “Fraud or victimization” means, for the purpose of variances from these regulations or the building code, 

the intentional use of deceit to deprive another of rights or property, making a victim of the deprived person 

or the public. As it pertains to buildings granted variances to be constructed below the elevation required by 

the building code, future owners or tenants of such buildings and the community as a whole may bear the 

burden of increased risk of damage from floods, increased cost of flood insurance, and increased recovery 

costs, inconvenience, danger, and suffering. 

BB. “Functionally dependent use” means a use that cannot perform its intended purpose unless it is located or 

carried out in close proximity to water, including only docking facilities, port facilities necessary for the 

loading or unloading of cargo or passengers, and shipbuilding or ship repair facilities. The term does not 

include long-term storage, manufacture, sales or service facilities. 

CC. “Highest adjacent grade” means the highest natural elevation of the ground surface prior to construction 

next to the proposed walls or foundation of a structure. 

DD. “Historic structure” means any structure that is: 

1. Listed individually in the National Register of Historic Places (a listing maintained by the Department 

of Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for 

individual listing on the National Register; 

2. Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical 

significance of a registered historic district or a district preliminarily determined by the Secretary to 

qualify as a registered historic district; 

3. Individually listed on the inventory of historic places maintained by the California Office of Historic 

Preservation; or 

4. Individually listed on the Angels camp Register of Cultural Resources. 

EE. “Letter of Map Change (LOMC)” means an official determination issued by FEMA that amends or revises 

an effective Flood Insurance Rate Map or Flood Insurance Study. Letters of Map Change include: 

1. Letter of Map Amendment (LOMA). An amendment based on technical data showing that a property 

was incorrectly included in a designated special flood hazard area. A LOMA amends the current 

effective Flood Insurance Rate Map and establishes that a specific property, portion of a property, or 

structure is not located in a special flood hazard area. 
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2. Letter of Map Revision (LOMR). A revision based on technical data that may show changes to flood 

zones, flood elevations, special flood hazard area boundaries and floodway delineations, and other 

planimetric features. 

3. Letter of Map Revision Based on Fill (LOMR-F). A determination that a structure or parcel of land has 

been elevated by fill above the base flood elevation and is, therefore, no longer located within the 

special flood hazard area. In order to qualify for this determination, the fill must have been permitted 

and placed in accordance with the community’s floodplain management regulations. 

4. Conditional Letter of Map Revision (CLOMR). A formal review and comment as to whether a 

proposed flood protection project or other project complies with the minimum NFIP requirements for 

such projects with respect to delineation of special flood hazard areas. A CLOMR does not revise the 

effective Flood Insurance Rate Map or Flood Insurance Study; upon submission and approval of 

certified as-built documentation, a Letter of Map Revision may be issued by FEMA to revise the 

effective FIRM. 

FF. “Light-duty truck” means, as defined in 40 C.F.R. 86.082-2, any motor vehicle rated at eight thousand five 

hundred pounds Gross Vehicular Weight Rating or less which has a vehicular curb weight of six thousand 

pounds or less and which has a basic vehicle frontal area of forty-five square feet or less, which is: 

1. Designed primarily for purposes of transportation of property or is a derivation of such a vehicle, or 

2. Designed primarily for transportation of persons and has a capacity of more than twelve persons; or 

3. Available with special features enabling off-street or off-highway operation and use. 

GG. “Lowest floor” means the lowest floor of the lowest enclosed area, including basement, but excluding any 

unfinished or flood-resistant enclosure, usable solely for vehicle parking, building access or limited storage 

provided that such enclosure is not built so as to render the structure in violation of the non-elevation 

requirements of the building codes. 

HH. “Manufactured home” means a structure that is transportable in one or more sections, built on a permanent 

chassis, designed for use as a single-family dwelling with or without a permanent foundation when 

connected to the required utilities, and constructed to the Manufactured Home Construction and Safety 

Standards promulgated by the U.S. Department of Housing and Urban Development. Also see definitions in 

Health and Safety Code Sections 18000(a)(2) and 18001(a). For the purposes of floodplain management, 

the term also includes mobile homes and recreational vehicles, park trailers, travel trailers and similar 

transportable structures that are placed on a site for one hundred eighty consecutive days or longer. 

II. “Manufactured home park or subdivision” means a parcel (or contiguous parcels) of land divided into two 

or more manufactured home lots for rent or sale. 

JJ. “Market value” means the price at which a property will change hands between a willing buyer and a 

willing seller, neither party being under compulsion to buy or sell and both having reasonable knowledge of 

relevant facts. As used in these regulations, the term refers to the market value of buildings and structures, 

excluding the land and other improvements on the parcel. Market value may be established by one of the 

following methods: (1) actual cash value (replacement cost depreciated for age and quality of construction); 

(2) tax assessment value adjusted to approximate market value by a factor provided by the property 

appraiser; or (3) a qualified independent appraiser. 

KK. “New manufactured home park or subdivision” means a manufactured home park or subdivision for which 

the construction of facilities for servicing the lots on which the manufactured homes are to be affixed 

(including at a minimum, the installation of utilities, the construction of streets, and either final site grading 

or the pouring of concrete pads) was completed on or after December 3, 1996. 

LL. “Nuisance” means that which is injurious to safety or health of an entire community or neighborhood, or 

any considerable number of persons, or unlawfully obstructs the free passage or use, in the customary 

manner, of any navigable lake, or river, bay, stream, canal, or basin. 

MM. “Permit for floodplain development” means an official document or certificate issued by the 

community, or other evidence of approval or concurrence, which authorizes performance of specified 

development activities that are located in flood hazard areas and that are determined to be compliant with 

these regulations. 

NN. “Recreational vehicle” means a vehicle that is built on a single chassis, four hundred square feet (37.16 m2) 

or less when measured at the largest horizontal projection, designed to be self-propelled or permanently 
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towable by a light-duty truck, and designed primarily not for use as a permanent dwelling but as temporary 

living quarters for recreational, camping, travel or seasonal use. A recreational vehicle is ready for highway 

use when it is on its wheels or jacking system, is attached to the site only by quick disconnect type utilities 

and security devices and has no permanently attached additions. Also see definitions in Health and Safety 

Code Section 18010. 

OO. “Riverine” means relating to, formed by, or resembling a river (including tributaries), stream, brook, etc. 

PP. “Special flood hazard area (SFHA)” means the land area subject to flood hazards and shown on a Flood 

Insurance Rate Map or other flood hazard map as Zone A, AE, A1-30, A99, AR, AO, AH, V, VO, VE, or V1-

30. 

QQ. “Streams” are defined as any of the following: 

1. A watercourse designated by a solid line or dash and three dots symbol on the largest scale of the 

United State Geological Survey maps most recently published, or any replacement to that symbol. 

These are often referred to as “blue-line streams”. 

2. Any watercourse, which has a well-defined channel with a depth greater than four feet and banks 

steeper than 3:1 and that contains hydrophilic vegetation, riparian vegetation or woody vegetation 

including tree species greater than ten feet in height. 

3. Any watercourse designated as a stream, or tributary within the Angels Camp sphere of influence and 

area of interest in Table 4-4 of the Angels Camp 2020 General Plan Conservation and Open Space 

Element. 

RR. “Substantial damage” means damage of any origin sustained by a structure whereby the cost of restoring the 

structure to its before-damaged condition would equal or exceed fifty percent of the market value of the 

structure before the damage occurred. 

SS. “Substantial improvement” means any repair, reconstruction, rehabilitation, alteration, addition or other 

improvement of a building or structure, the cost of which equals or exceeds fifty percent of the market value 

of the structure before the improvement or repair is started. When the structure has sustained substantial 

damage, any repairs are considered substantial improvement regardless of the actual repair work performed. 

The term does not, however, include either: 

1. Any project for improvement of a building required to correct existing health, sanitary or safety code 

violations identified by the building official and that are the minimum necessary to assure safe living 

conditions. 

2. Any alteration of a historic structure provided that the alteration will not preclude the structure’s 

continued designation as a historic structure. 

TT. “Utility and Miscellaneous Group U” means buildings and structures of an accessory character and 

miscellaneous structure not classified in any special occupancy, as described in the building code. 

UU. “Variance” means a grant of relief from the requirements of these regulations which permits construction in 

a manner otherwise prohibited and where specific enforcement would result in exceptional hardship. 

VV. “Violation” means a development that is not fully compliant with these regulations or the flood provisions of 

the building code, as applicable. 

WW. “Watercourse” means a river, creek, stream, channel or other topographic feature in, on, through, or over 

which water flows at least periodically. 

XX. “Wetland” means those areas that meet either the federal definition of wetlands, as set forth in 33 CFR § 

328.3, or the State of California definition of wetland as adopted by the State Water Resources Control 

Board (SWRCB). In the event of a conflict between the state and federal definition, whichever definition is 

more protective shall control. 

1. The federal definition of “wetland” is described as those areas that are inundated or saturated by 

surface water or groundwater at a frequency and duration sufficient to support, and that under 

normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated 

soil conditions. Constructed conveyances of stormwater or wastewater (e.g., leachfields) are not 

considered to meet the definition of wetlands. 

2. The SWRCB definition of “wetland” is described using three criteria: wetland hydrology, wetland 

soils, and (if vegetated) wetland plants. An area is “wetland” if, under normal circumstances, (1) 

the area has continuous or recurrent saturation of the upper substrate caused by groundwater, or 
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shallow surface water, or both; (2) the duration of such saturation is sufficient to cause anaerobic 

conditions in the upper substrate; and (3) the area’s vegetation is dominated by hydrophytes or the 

area lacks vegetation, defined as less than five percent areal coverage of plants at the peak of the 

growing season. 

ARTICLE II. SCOPE AND ADMINISTRATION, GENERAL PROVISIONS 

15.20.030 Title.  

These regulations, in combination with the flood provisions of California Code of Regulations Title 24, the 

California Building Standards Code (hereinafter “building codes,” consisting of the Part 2 (building), Part 2.5 

(residential), Part 10 (existing building), and related codes, shall be known as the Floodplain Management 

Regulations of the City of Angels Camp (hereinafter “these regulations”). 

 

15.20.040 Statutory authority.  

The Legislature of the State of California has, in Government Code Sections 65302, 65560, and 65800, conferred 

upon local governments the authority to adopt regulations designed to promote the public health, safety, and general 

welfare of its citizenry. Therefore, the City Council of the City of Angels Camp does hereby adopt the following 

floodplain management regulations. 

 

15.20.050 Scope.  

The provisions of these regulations, in combination with the flood provisions of the building codes, shall apply to all 

proposed development entirely or partially in flood hazard areas established in Section 15.20.120 of these 

regulations. 

 

15.20.060 Purposes and objectives.  

The purposes and objectives of these regulations and the flood load and flood resistant construction requirements of 

the building codes are to promote the public health, safety and general welfare and to minimize public and private 

losses due to flood conditions in specific flood hazard areas through the establishment of comprehensive regulations 

for management of flood hazard areas, designed to: 

A. Minimize unnecessary disruption of commerce, access and public service during times of flooding. 

B. Require the use of appropriate construction practices in order to prevent or minimize future flood damage. 

C. Manage the alteration of natural floodplains, stream channels and shorelines to minimize the impact of 

development on the natural and beneficial functions of the floodplain. 

D. Manage filling, grading, dredging, mining, paving, excavation, drilling operations, storage of equipment or 

materials, and other development which may increase flood damage or erosion potential. 

E. Prevent or regulate the construction of flood barriers which will divert floodwater or increase flood 

hazards. 

F. Contribute to improved construction techniques in the floodplain. 

G. Minimize damage to public and private facilities and utilities. 

H. Help maintain a stable tax base by providing for the sound use and development of flood hazard areas. 

I. Minimize the need for rescue and relief efforts associated with flooding. 

J. Ensure that property owners, occupants, and potential owners are aware of property located in flood hazard 

areas. 

K. Minimize the need for future expenditure of public funds for flood control projects and response to and 

recovery from flood events. 

L. Meet the requirements of the National Flood Insurance Program for community participation as set forth in 

Title 44 Code of Federal Regulations, Section 59.22. 

 

15.20.070 Coordination with California Building Standards Code.  

Pursuant to the requirement established in State statute that the City of Angels Camp administer and enforce the 

California Building Standards Code, the City Council of the City of Angels Camp hereby acknowledges that the 

building codes contain certain provisions that apply to the design and construction of buildings and structures in 
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flood hazard areas. Therefore, these regulations are intended to be administered and enforced in conjunction with the 

building codes. 

 

 

15.20.080 Warning.  

The degree of flood protection required by these regulations and the building codes is considered reasonable for 

regulatory purposes and is based on scientific and engineering considerations. Larger floods can and will occur. 

Flood heights may be increased by man-made or natural causes. Enforcement of these regulations and the building 

codes does not imply that land outside the special flood hazard areas, or that uses permitted within such flood hazard 

areas, will be free from flooding or flood damage. The flood hazard areas and base flood elevations contained in the 

Flood Insurance Study and shown on Flood Insurance Rate Maps and the requirements of Title 44 Code of Federal 

Regulations, Sections 59 and 60 may be revised by the Federal Emergency Management Agency, requiring this 

community to revise these regulations to remain eligible for participation in the National Flood Insurance Program. 

No guaranty of vested use, existing use, or future use is implied or expressed by compliance with these regulations.  

 

15.20.090 Disclaimer of liability.  

These regulations shall not create liability on the part of the City Council, any officer or employee thereof, the State 

of California, or the Federal Emergency Management Agency, for any flood damage that results from reliance on 

these regulations or any administrative decision lawfully made hereunder. The Floodplain Administrator and any 

employee charged with the enforcement of these regulations, while acting for the community in good faith and 

without malice in the discharge of the duties required by these regulations or other pertinent law or ordinance, shall 

not thereby be rendered liable personally and is hereby relieved from personal liability for any damage accruing to 

persons or property as a result of any act or by reason of an act or omission in the discharge of official duties. Any 

suit instituted against an officer or employee because of an act performed by that officer or employee in the lawful 

discharge of duties and under the provisions of these regulations shall be defended by a legal representative of the 

community until the final termination of the proceedings. The Floodplain Administrator and any subordinate shall 

not be liable for cost in any action, suit or proceeding that is instituted in pursuance of the provisions of these 

regulations. 

 

15.20.100 Other laws.  

The provisions of these regulations shall not be deemed to nullify any provisions of local, State or Federal law. 

 

15.20.110 Abrogation and greater restrictions.  

These regulations supersede any ordinance in effect in flood hazard areas. However, these regulations are not 

intended to repeal, abrogate or impair any existing ordinances including land development regulations, subdivision 

regulations, zoning ordinances, stormwater management regulations, or building codes, nor any existing easements, 

covenants, or deed restrictions. In the event of an overlap or conflict between these regulations and any other 

ordinance, code, regulation, easement, covenant, or deed restriction, the more restrictive shall govern. 

 

ARTICLE III. APPLICABILITY 

15.20.120 General applicability.  

These regulations, in conjunction with the building codes, provide minimum requirements for development located 

in flood hazard areas, including the subdivision of land; filling, grading and other site improvements; installation of 

utilities; installation, placement and replacement of manufactured homes; placement of recreational vehicles; 

installation of tanks; temporary structures and temporary or permanent storage; Utility and Miscellaneous Group U 

buildings and structures; certain building work exempt from permit under the building codes; and flood control 

projects. 

 

15.20.130 Establishment of flood hazard areas.  

The areas of special flood hazard identified by the Federal Emergency Management Agency or the Federal Insurance 

Administration in a scientific and engineering report entitled "Flood Insurance Study for City of Angels" dated 
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September 24, 1984 with accompanying Flood Insurance Rate Maps (FIRM) and all subsequent amendments and/or 

revisions are adopted by reference and declared to be a part of this chapter and serve as the basis for establishing 

flood hazard areas. Where the building code establishes flood hazard areas, such areas are also established by this 

section. Additional maps and studies, when specifically adopted, supplement the FIS and FIRMs to establish 

additional flood hazard areas. The record flood insurance study is on file at City Hall, Angels Camp, California. This 

flood insurance study is the minimum area of applicability of this chapter and may be supplemented by studies for 

other areas which allow implementation of this chapter and which are recommended to the city council by the 

floodplain administrator. 

 

15.20.140 Interpretation.  

In the interpretation and application of these regulations, all provisions shall be: 

A. Considered as minimum requirements. 

B. Liberally construed in favor of the governing body. 

C. Deemed neither to limit nor repeal any other powers granted under State statutes. 

 

ARTICLE IV. DUTIES AND POWERS OF THE FLOODPLAIN ADMINISTRATOR 

15.20.150 Designation.  

The Planning Director is designated the Floodplain Administrator. The Floodplain Administrator shall have the 

authority to delegate performance of certain duties to other employees. 

 

15.20.160 General authority.  

The Floodplain Administrator is authorized and directed to administer and enforce these regulations. The Floodplain 

Administrator shall have the authority to render interpretations of these regulations and to establish policies and 

procedures in order to clarify the application of its provisions. Such interpretations, policies and procedures shall be 

consistent with the intent and purpose of these regulations and the flood provisions of the building code and shall not 

have the effect of waiving specific requirements without the granting of a variance pursuant to Article 8 of these 

regulations. The Floodplain Administrator is authorized to waive the submission of site plans, construction 

documents, and other data that are required by these regulations but that are not required to be prepared by a 

qualified professional engineer or licensed land surveyor when it is found that the nature of the proposed 

development is such that the review of such submissions is not necessary to ascertain compliance with these 

regulations 

 

15.20.170 Coordination.  

The Floodplain Administrator shall coordinate with and provide comments to the Building Official to administer and 

enforce the flood provisions of the building code and to ensure compliance with the applicable provisions of these 

regulations. The Floodplain Administrator and the Building Official have the authority to establish written 

procedures for reviewing applications and conducting inspections for buildings and for administering and 

documenting determinations of substantial improvement and substantial damage made pursuant to Section 

15.20.190 of these regulations. 

 

15.20.180 Duties.  

The Floodplain Administrator, in coordination with other pertinent offices of the city, shall: 

A. Review all permit applications and plans to determine whether proposed development is located in flood 

hazard areas. 

B. Review all applications and plans for development in flood hazard areas for compliance with these 

regulations. 

C. Review, in coordination with the Building Official, required design certifications and documentation of 

elevations specified by the building code to determine that such certifications and documentations are 

complete. 

D. Review applications and plans for modification of any existing development in flood hazard areas for 

compliance with these regulations. 
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E. Require development in flood hazard areas to be reasonably safe from flooding and to be designed and 

constructed with methods, practices and materials that minimize flood damage. 

F. Interpret flood hazard area boundaries and provide available flood elevation and flood hazard information. 

G. Determine whether additional flood hazard data shall be obtained from other sources or developed by the 

applicant. 

H. Complete the appropriate section of the Department of Housing and Community Development Floodplain 

Ordinance Compliance Certification for Manufactured Home/Mobile Home Installations when submitted 

by applicants. 

I. Review requests submitted to the Building Official seeking approval to modify the strict application of the 

flood load and flood resistant construction requirements of the building code, to determine whether such 

requests require consideration as a variance pursuant to Article 7 of these regulations. 

J. Coordinate with the Building Official and others to identify and investigate damaged buildings located in 

flood hazard areas and inform owners of the requirement to obtain permits for repairs. 

K. Require applicants who submit hydrologic and hydraulic engineering analyses to support permit 

applications to submit to FEMA the data and information necessary to maintain the Flood Insurance Rate 

Maps when the analyses indicate changes in base flood elevations, flood hazard area boundaries, or 

floodway designations; such submissions shall be made within six months of such data becoming available. 

L. Require applicants who propose alteration of a watercourse to notify adjacent communities and the NFIP 

State Coordinating Agency, and to submit copies of such notifications to the Federal Emergency 

Management Agency (FEMA). 

M. Inspect development in accordance with Article 6 of these regulations and inspect flood hazard areas to 

determine when development is undertaken without issuance of permits. 

N. Prepare comments and recommendations for consideration when applicants seek variances for development 

other than buildings in accordance with Article 7 of these regulations. 

O. Cite violations in accordance with Article 8 of these regulations. 

P. Notify FEMA when the corporate boundaries of the City of Angels Camp have been modified and provide 

a map and legal description of the changes in the corporate boundaries. 

 

15.20.190 Substantial improvement and substantial damage determinations.  

For applications for building permits to improve buildings and structures, including alterations, movement, 

enlargement, replacement, repair, additions, rehabilitations, renovations, substantial improvements, repairs of 

substantial damage, and any other improvement of or work on such buildings and structures, the Floodplain 

Administrator, in coordination with the Building Official, shall: 

A. Estimate the market value or require the applicant to obtain an appraisal of the market value prepared by a 

qualified independent appraiser, of the building or structure before the start of construction of the proposed 

work; in the case of repair, the market value of the building or structure shall be the market value before the 

damage occurred and before any repairs are made. 

B. Compare the cost to perform the improvement, the cost to repair the damaged building to its pre-damaged 

condition, or the combined costs of improvements and repairs, when applicable, to the market value of the 

building or structure. 

C. Determine and document whether the proposed work constitutes substantial improvement or repair of 

substantial damage. 

D. Notify the applicant when it is determined that the work constitutes substantial improvement or repair of 

substantial damage and that compliance with the flood resistant construction requirements of the building 

code is required and notify the applicant when it is determined that work does not constitute substantial 

improvement or repair of substantial damage. 

 

15.20.200 Department records.  

In addition to the requirements of the building code and these regulations, and regardless of any limitation on the 

period required for retention of public records, the Floodplain Administrator shall maintain and permanently keep 

and make available for public inspection all records that are necessary for the administration of these regulations and 

the flood provisions of the building codes, including Flood Insurance Studies and Flood Insurance Rate Maps; 
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documents from FEMA that amend or revise FIRMs; records of issuance of permits and denial of permits; 

determinations of whether proposed work constitutes substantial improvement or repair of substantial damage; 

required certifications and documentation specified by the building codes and these regulations; notifications to 

adjacent communities, FEMA, and the State related to alterations of watercourses; assurance that the flood carrying 

capacity of altered waterways will be maintained; documentation related to variances, including justification for 

issuance or denial; and records of enforcement actions taken pursuant to these regulations and the flood resistant 

provisions of the building codes. 

ARTICLE V. PERMITS FOR FLOODPLAIN DEVELOPMENT 

15.20.210 Permits required.  

Any person, owner or authorized agent who intends to conduct any development in a flood hazard area shall first 

make application to the Floodplain Administrator and shall obtain the required permit for floodplain development. 

No permit shall be issued until compliance with the requirements of these regulations and all other applicable codes 

and regulations has been satisfied. No building permit shall be issued based on Conditional Letters of Map Revision 

issued by FEMA. Depending on the nature and extent of proposed development that includes a building or structure, 

the Floodplain Administrator may determine a permit for floodplain development is required in addition to a 

building permit. 

 

15.20.220 Application for permit.  

The applicant shall file an application in writing on a form furnished by the Floodplain Administrator. The 

information provided shall: 

A. Identify and describe the development to be covered by the permit. 

B. Describe the land on which the proposed development is to be conducted by legal description, street 

address or similar description that will readily identify and definitely locate the site. 

C. Indicate the use and occupancy for which the proposed development is intended. 

D. Be accompanied by a site plan and construction documents as specified in Article 5 of these regulations, 

including grading, excavation and filling plans and other information deemed appropriate by the Floodplain 

Administrator. 

E. State the valuation of the proposed work. 

F. Be signed by the applicant or the applicant’s authorized agent. 

G. Include such other data and information required by the Floodplain Administrator to demonstrate 

compliance with these regulations 

 

15.20.230 Validity of permit.  

The issuance of a permit for floodplain development under these regulations or the building codes shall not be 

construed to be a permit for, or approval of, any violation of these regulations, the building code, or any other 

ordinance of the community. The issuance of a permit for floodplain development based on submitted documents 

and information shall not prevent the Floodplain Administrator from requiring the correction of errors and 

omissions. The Floodplain Administrator is authorized to prevent occupancy or use of a structure or site which is in 

violation of these regulations. 

 

15.20.240 Other permits required.  

The applicant shall obtain all other required State and Federal permits prior to initiating work authorized by these 

regulations and shall provide documentation of such permits to the Floodplain Administrator. Such permits include, 

but are not limited to, the California State Water Resources Control Board for activities that affect wetlands and alter 

surface water flows, in conjunction with the U.S. Army Corps of Engineers; Section 404 of the Clean Water Act. 

 

15.20.250 Expiration.  

A permit for floodplain development shall become invalid when the proposed development is not commenced within 

one hundred eighty days after its issuance, or when the work authorized is suspended or abandoned for a period of 

one hundred eighty days after the work commences. Extensions shall be requested in writing and justifiable cause 

demonstrated. The Floodplain Administrator is authorized to grant, in writing, one or more extensions of time, for 
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periods not more than one hundred eighty days each unless FEMA has issued notification of revision to the Flood 

Insurance Rate Study and Flood Insurance Rate Maps that alter the flood hazard area or floodway boundaries, flood 

zones, or base flood elevations, in which case the permit is invalid. 

 

15.20.260 Suspension or revocation.  

The Floodplain Administrator is authorized to suspend or revoke a permit for floodplain development issued under 

these regulations wherever the permit is issued in error or on the basis of incorrect, inaccurate or incomplete 

information, or in violation of these regulations or any ordinance or code of this community. 

 

15.20.270 Appeals of decisions.  

When it is alleged there is an error in any decision or determination made by the Floodplain Administrator in the 

interpretation or enforcement of these regulations, such decision or determination may be appealed to the City 

Council of the City of Angels Camp by filing a written appeal setting forth the reasons of the appeal. 

ARTICLE VI. SITE PLANS AND CONSTRUCTION DOCUMENTS 

15.20.280 Information for development in flood hazard areas.  

The site plan or construction documents for any development subject to the requirements of these regulations shall 

be drawn to scale showing no impacts to downstream facilities and stormwater runoff, and shall include, as 

applicable to the proposed development: 

A. Delineation of flood hazard areas; floodway boundaries and flood zone(s); base flood elevation(s); ground 

elevations; proposed filling, grading, and excavation; and drainage patterns and facilities when necessary 

for review of the proposed development.  

B. Where base flood elevations or floodway data are not included on the FIRM or in the Flood Insurance 

Study, they shall be established in accordance with Section 15.20.290 of these regulations. 

C. Where the parcel on which the proposed development will take place will have more than fifty lots or is 

larger than five acres and base flood elevations are not included on the FIRM or in the Flood Insurance 

Study, such elevations shall be established in accordance with Section 15.20.290 of these regulations. 

D. Location of the proposed activity and proposed structures; locations of water supply, sanitary sewer, and 

other utilities; and locations of existing buildings and structures. 

E. Location, extent, amount, and proposed final grades of any filling, grading, or excavation. 

F. Where the placement of fill is proposed, the amount, type, and source of fill material; compaction 

specifications; a description of the intended purpose of the fill areas; and evidence that the proposed fill 

areas are the minimum necessary to achieve the intended purpose. 

G. Existing and proposed alignment of any proposed alteration of a watercourse. 

 

15.20.290 Information in flood hazard areas without base flood elevations (approximate Zone A).  

Where flood hazard areas are delineated on the FIRM and base flood elevation data have not been provided, the 

Floodplain Administrator is authorized to: 

A. Require the applicant to include base flood elevation data prepared by a qualified professional engineer in 

accordance with currently accepted engineering practices. Such analyses shall be performed and sealed by a 

qualified professional engineer. Studies, analyses and computations shall be submitted in sufficient detail to 

allow review and approval by the Floodplain Administrator. The accuracy of data submitted for such 

determination shall be the responsibility of the applicant. 

B. Obtain, review, and provide to applicants base flood elevation and floodway data available from a federal 

or state agency or other source or require the applicant to obtain and use base flood elevation and floodway 

data available from a Federal or State agency or other source. 

C. Where base flood elevation and floodway data are not available from another source, where the available 

data are deemed by the Floodplain Administrator to not reasonably reflect flooding conditions, or where the 

available data are known to be scientifically or technically incorrect or otherwise inadequate: 

1. Require the applicant to include base flood elevation data in accordance with subsection A of this 

section; or 
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2. Specify that the base flood elevation is two feet above the highest adjacent grade at the location of 

the development, provided there is no evidence indicating flood depths have been or may be 

greater than two feet. 

D. Where the base flood elevation data are to be used to support a request for a Letter of Map Change from 

FEMA, advise the applicant that the analyses shall be prepared by a qualified professional engineer in a 

format required by FEMA, and that it shall be the responsibility of the applicant to satisfy the submittal 

requirements and pay the processing fees. 

 

15.20.300 Additional analyses and certifications.  

As applicable to the location and nature of the proposed development activity, and in addition to the requirements of 

these regulations, the applicant shall have the following analyses signed and sealed by a qualified professional 

engineer for submission with the site plan and construction documents: 

A. For development activities proposed to be located in a floodway, a floodway encroachment analysis that 

demonstrates that the encroachment of the proposed development will not cause any increase in base flood 

elevations; where the applicant proposes to undertake development activities that do increase base flood 

elevations, the applicant shall submit such analysis to FEMA as specified in Section 15.20.310 of these 

regulations and shall submit the Conditional Letter of Map Revision, when issued by FEMA, with the site 

plan and construction documents. 

B. For development activities proposed to be located in a riverine flood hazard area where base flood 

elevations are included in the Flood Insurance Study or on the FIRM but floodways have not been 

designated, hydrologic and hydraulic analyses that demonstrate that the cumulative effect of the proposed 

development, when combined with all other existing and anticipated flood hazard area encroachments, will 

not increase the base flood elevation more than one foot at any point within the community. This 

requirement does not apply in isolated flood hazard areas not connected to a riverine flood hazard area or in 

flood hazard areas identified as Zone AO or Zone AH. 

C. For alteration of a watercourse, an engineering analysis prepared in accordance with standard engineering 

practices that demonstrates the flood-carrying capacity of the altered or relocated portion of the 

watercourse will not be decreased, and certification that the altered watercourse shall be maintained in a 

manner which preserves the channel’s flood-carrying capacity. The applicant shall submit the analysis to 

FEMA as specified in Section 15.20.440 of these regulations. The applicant shall notify the chief executive 

officer of adjacent communities and the California Department of Water Resources. The Floodplain 

Administrator shall maintain a copy of the notification in the permit records and shall submit a copy to 

FEMA. 

 

15.20.310 Submission of additional data.  

When additional hydrologic, hydraulic or other engineering data, studies, and additional analyses are submitted to 

support an application, the applicant has the right to seek a Letter of Map Change from FEMA to change the base 

flood elevations, change floodway boundaries, or change boundaries of flood hazard areas shown on FIRMs, and to 

submit such data to FEMA for such purposes. The analyses shall be prepared by a qualified registered professional 

engineer in a format required by FEMA. Submittal requirements and processing fees shall be the responsibility of 

the applicant. Provided FEMA issues a Conditional Letter of Map Revision, construction of proposed flood control 

projects and land preparation for development are permitted, including clearing, excavation, grading, and filling. 

Permits for construction of buildings shall not be issued until the applicant satisfies the FEMA requirements for 

issuance of a Letter of Map Revision. 

ARTICLE VII. INSPECTIONS 

15.20.320 Inspections, in general.  

Development for which a permit for floodplain development is required shall be subject to inspection. Approval as a 

result of an inspection shall not be construed to be an approval of a violation of the provisions of these regulations or 

the building code. Inspections presuming to give authority to violate or cancel the provisions of these regulations or 

the building code or other ordinances shall not be valid. 
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15.20.330 Inspections of development other than buildings and structures.  

The Floodplain Administrator shall make or cause to be made, inspections of all development other than buildings 

and structures that is authorized by issuance of a permit for floodplain development under these regulations. The 

Floodplain Administrator shall inspect flood hazard areas from time to time to determine when development is 

undertaken without issuance of a permit. 

 

15.20.340 Inspections of manufactured homes installations.  

The Floodplain Administrator shall make or cause to be made, inspections of installation and replacement of 

manufactured homes in flood hazard areas authorized by issuance of a permit for floodplain development under 

these regulations. Upon installation of a manufactured home and receipt of the elevation certification required in 

Section 15.20.931 of these regulations the Floodplain Administrator shall inspect the installation or have the 

installation inspected. 

 

15.20.350 Buildings and structures.  

The Building Official shall make or cause to be made, inspections for buildings and structures in flood hazard areas 

authorized by permit, in accordance with the building code: 

A. Lowest Floor Elevation. Upon placement of the lowest floor, including the basement, and prior to further 

vertical construction, certification of the elevation required in the building code shall be prepared by a 

licensed land surveyor or registered civil engineer and submitted to the Building Official. 

B. Final Inspection. Prior to the final inspection, certification of the elevation required in the building code 

shall be prepared by a licensed land surveyor or registered civil engineer and submitted to the Building 

Official. 

 

ARTICLE VIII. VARIANCES 

15.20.360 Variance Procedures.  

A request for a Variance from the regulations contained in this Title shall be processed in accordance with  Section 

17.75 of the AMC 

ARTICLE IX. VIOLATIONS 

15.20.370 Violations.  

Any development in any flood hazard area that is being performed without an issued permit or that is in conflict 

with an issued permit shall be deemed a violation. A building or structure without the documentation of the elevation 

of the lowest floor, other required design certifications, or other evidence of compliance required by these 

regulations or the building code, is presumed to be a violation until such time as required documentation is 

submitted. Violation of the requirements shall constitute a misdemeanor. 

 

15.20.380 Authority.  

The Floodplain Administrator is authorized to serve notices of violation or stop work orders to owners of property 

involved, to the owner’s agent, or to the person or persons doing the work for development that is not within the 

scope of the building codes, but is regulated by these regulations and that is determined to be a violation. 

 

15.20.390 Unlawful continuance.  

Any person who shall continue any work after having been served with a notice of violation or a stop work order, 

except such work as that person is directed to perform to remove or remedy a violation or unsafe condition, shall be 

subject to penalties as prescribed by law. 

ARTICLE X. FLOOD RESISTANT DEVELOPMENT—BUILDINGS AND STRUCTURES 

15.20.400 Requirements for buildings and structures in flood hazard areas.  

Applications for building and structures within the scope of the building code that are proposed in flood hazard areas 

shall comply with the applicable requirements of the building code. 
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15.20.410 Detached garages and accessory storage structures.  

Detached garages and accessory storage structures used only for parking or storage are permitted below the base 

flood elevation provided the garages and accessory storage structures: 

A. Are one story and not larger than six hundred square feet in area when located in special flood hazard areas. 

B. Are anchored to resist flotation, collapse or lateral movement resulting from flood loads. 

C. Have flood openings in accordance with the building code. 

D. Have flood damage-resistant materials used below the base flood elevation. 

E. Have mechanical, plumbing and electrical systems, including plumbing fixtures, elevated to or above the 

base flood elevation. 

 

15.20.420 Utility and Miscellaneous Group U.  

Utility and Miscellaneous Group U includes buildings that are accessory in character and miscellaneous structures 

not classified in any specific occupancy in the building code, including, but not limited to, agricultural buildings, 

aircraft hangars (accessory to a one- or two-family residence), barns, carports, fences more than six feet (1,829 mm) 

high, grain silos (accessory to a residential occupancy), greenhouses, livestock shelters, private garages, retaining 

walls, sheds, stables, and towers. In addition to the building code requirements for fire and life safety, the following 

shall apply to Utility and Miscellaneous Group U buildings and structures in flood hazard areas: 

A. New construction and substantial improvement of such buildings and structures shall be anchored to 

prevent flotation, collapse or lateral movement resulting from flood loads, including the effects of 

buoyancy, during conditions of the design flood. 

B. New construction and substantial improvement of such buildings and structures, when fully enclosed by 

walls, shall be elevated such that the lowest floor, including basement, is elevated to or above the design 

flood elevation in accordance with ASCE 24 or shall be dry floodproofed in accordance with ASCE 24. 

C. Unless dry floodproofed, fully enclosed areas below the design flood elevation shall be constructed in 

accordance with ASCE 24 and limited to parking, storage, and building access. 

D. When fully enclosed by walls, flood openings shall be installed in accordance with ASCE 24. 

E. Flood damage-resistant materials shall be used below the design flood elevation. 

F. Mechanical, plumbing and electrical systems, including plumbing fixtures, shall be located or installed in 

accordance with ASCE 24. 

 

15.20.430 Agricultural structures.  

Construction or substantial improvement of agricultural structures that are not elevated or dry floodproofed may be 

permitted in flood hazard areas, provided the requirements of this section are satisfied, and: 

A. A determination has been made that the proposed agricultural structure: 

1. Is used exclusively in connection with the production, harvesting, storage, raising, or drying of 

agricultural commodities and livestock, or storage of tools or equipment used in connection with these 

purposes or uses, and will be restricted to such exclusive uses. 

2. Has low damage potential. 

3. Does not increase risks and pose a danger to public health, safety, and welfare if flooded and contents 

are released, including, but not limited to, the effects of flooding on manure storage, livestock 

confinement operations, liquefied natural gas terminals, and production and storage of highly volatile, 

toxic, or water reactive materials. 

4. Complies with the wet floodproofing construction requirements of subsection B, below. 

B. Wet Floodproofing Construction Requirements. 

1. Anchored to resist flotation, collapse, and lateral movement. 

2. When enclosed by walls, walls have flood openings that comply with the flood opening requirements 

of ASCE 24, Chapter 2. 

3. Flood damage-resistant materials are used below the base flood elevation. 

4. Mechanical, electrical, and utility equipment are elevated above the base flood elevation. 
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ARTICLE XI. FLOOD RESISTANT DEVELOPMENT—SUBDIVISIONS 

15.20.440 Minimum requirements.  

Subdivision proposals in flood hazard areas, including proposals for manufactured home parks and subdivisions, 

shall be reviewed to determine that: 

A. Such proposals are consistent with the need to minimize flood damage and will be reasonably safe from 

flooding. 

B. All public utilities and facilities, such as sewer, gas, electric, communications, and water systems are 

located and constructed to minimize or eliminate flood damage in accordance with Sections 15.20.550 and 

15.20.560 of these regulations, as applicable, and appropriate codes. 

C. Adequate drainage is provided to reduce exposure to flood hazards; in Zones AH and AO, adequate 

drainage paths shall be provided to guide floodwater around and away from proposed structures. 

 

15.20.450 Subdivision requirements.  

In addition to the requirements of Section 15.20.520 of these regulations, where any portion of proposed 

subdivisions, including proposals for manufactured home parks and subdivisions, lies within a flood hazard area, the 

following shall be required: 

A. The flood hazard area, including floodways, as appropriate, shall be delineated on preliminary subdivision 

plats. 

B. Where the subdivision has more than fifty lots or is larger than five acres and base flood elevations are not 

included on the FIRM, the base flood elevations determined in accordance with Section 15.20.290 of these 

regulations. 

C. When, as part of a proposed subdivision, fill will be placed to support buildings, the fill shall be placed in 

accordance with the building code and approval of the subdivision shall require submission of as-built 

elevations for each filled pad certified by a licensed land surveyor or registered civil engineer. 

 

ARTICLE XII. FLOOD RESISTANT DEVELOPMENT—SITE IMPROVEMENTS, UTILITIES, AND 

LIMITATIONS 

15.20.460 Minimum requirements.  

All proposed development in flood hazard areas shall be reviewed to determine that: 

A. Such proposals are consistent with the need to minimize flood damage and will be reasonably safe from 

flooding. 

B. Where the proposed development has more than fifty lots or is larger than five acres and base flood 

elevations are not included on the FIRM, the base flood shall be elevations determined in accordance with 

Section 15.20.300(A) of these regulations. 

C. All public utilities and facilities, such as sewer, gas, electric, communications, and water systems are 

located and constructed to minimize or eliminate flood damage. 

D. Adequate drainage is provided to reduce exposure to flood hazards; in Zones AH and AO, adequate 

drainage paths shall be provided to guide floodwater around and away from proposed structures. 

 

15.20.470 Sanitary sewer facilities.  

All new and replaced sanitary sewer facilities, private sewage treatment plants (including all pumping stations and 

collector systems) and on-site waste disposal systems shall be designed in accordance with Chapter 7, ASCE 24, to 

minimize or eliminate infiltration of floodwaters into the facilities and discharge from the facilities into flood waters, 

and impairment of the facilities and systems. 

 

15.20.480 Water supply facilities.  

All new and replaced water supply facilities shall be designed in accordance with the provisions of Chapter 7, ASCE 

24, to minimize or eliminate infiltration of floodwaters into the systems. 

15.20.490 Development in floodways.  
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Development, site improvements and land disturbing activity involving fill or regrading shall not be authorized in 

the floodway unless the floodway encroachment analysis required in Section 15.20.300(A) of these regulations 

demonstrates the proposed work will not result in any increase in the base flood level during occurrence of the base 

flood discharge. 

 

15.20.500 Limitations on placement of fill.  

Subject to the limitations of these regulations, fill shall be designed to be stable under conditions of flooding 

including rapid rise and rapid drawdown of floodwaters, prolonged inundation, and protection against flood-related 

erosion and scour. In addition to these requirements, when intended to support buildings and structures, fill shall 

comply with the requirements of the building code. The placement of fill intended to change base flood elevations, 

change floodway boundaries, or change boundaries of flood hazard areas shown on FIRMs shall be subject to the 

requirements of Section 15.20.440 of these regulations. Placement of fill may require additional state or federal 

permits. 

ARTICLE XIII. FLOOD RESISTANT DEVELOPMENT—INSTALLATION OF MANUFACTURED 

HOMES 

15.20.510 Installation.  

All manufactured homes installed in flood hazard areas shall be installed by an installer that is licensed pursuant to 

the Business and Professions Code and shall comply with the requirements of the Department of Housing and 

Community Development (HCD) and the requirements of these regulations. In addition to permits pursuant to these 

regulations, permits from the HCD are required where the HCD is the enforcement agency for installation of 

manufactured homes. Upon completion of installation and prior to the final inspection by the Floodplain 

Administrator, the installer shall submit certification of the elevation of the manufactured home, prepared by a 

licensed land surveyor or registered civil engineer, to the Floodplain Administrator. 

 

15.20.520 Foundations.  

All new and replacement manufactured homes, including substantial improvement of manufactured homes installed 

in flood hazard areas shall be installed on permanent, reinforced foundations that are designed in accordance with 

the foundation requirements of Section R322.2 of the residential code (CCR Title 24 Part 2.5) and these regulations. 

Foundations for manufactured homes subject to Section 15.20.550 of these regulations are permitted to be reinforced 

piers or other foundation elements of at least equivalent strength. 

 

15.20.530 Anchoring.  

All new and replacement manufactured homes to be placed or substantially improved in a flood hazard area shall be 

installed using methods and practices which minimize flood damage and shall be securely anchored to an adequately 

anchored foundation system to resist flotation, collapse, and lateral movement. Methods of anchoring are authorized 

to include, but are not limited to, use of over-the-top or frame ties to ground anchors. This requirement is in addition 

to applicable State and local anchoring requirements for resisting wind loads and seismic loads. 

 

15.20.540 General elevation requirement.  

Unless subject to the requirements of Section 15.20.935 of these regulations, all manufactured homes that are 

placed, replaced, or substantially improved on sites located: (a) outside of a manufactured home park or subdivision; 

(b) in a new manufactured home park or subdivision; (c) in an expansion to an existing manufactured home park or 

subdivision; or (d) in an existing manufactured home park or subdivision upon which a manufactured home has 

incurred “substantial damage” as the result of a flood, shall be elevated such that the lowest floor, or bottom of the 

lowest horizontal member of the lowest floor, as applicable to the flood hazard area, is at or above the base flood 

elevation. 

 

15.20.550 Elevation requirement for certain existing manufactured home parks and subdivisions.  

Manufactured homes that are not subject to Section 15.20.540 of these regulations, including manufactured homes 

that are placed, replaced, or substantially improved on sites located in an existing manufactured home park or 
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subdivision, unless on a site where substantial damage as a result of flooding has occurred, shall be elevated such 

that either the: 

A. Lowest floor, or bottom of the lowest horizontal structural member, as applicable to the flood hazard area, 

is at or above the base flood elevation. 

B. Bottom of the frame is supported by reinforced piers or other foundation elements of at least equivalent 

strength that are not less than thirty-six inches in height above grade. 

 

15.20.560 Flood damage-resistant materials.  

Materials below elevated manufactured homes shall comply with the flood-damage resistant materials requirements 

of Section R322 of the residential code (CCR Title 24 Part 2.5). 

 

15.20.570 Enclosures.  

Fully enclosed areas below elevated manufactured homes shall comply with the enclosed area requirements of 

Section R322 of the residential code (CCR Title 24 Part 2.5). 

 

15.20.580 Protection of mechanical equipment and outside appliances.  

Mechanical equipment and outside appliances shall be elevated to or above the lowest floor or bottom of the lowest 

horizontal structural member of the manufactured home, as applicable to the flood hazard area. 

A. Exception. Where such equipment and appliances are designed and installed to prevent water from entering 

or accumulating within their components and the systems are constructed to resist hydrostatic and 

hydrodynamic loads and stresses, including the effects of buoyancy, during the occurrence of flooding up to 

the elevation required by Section 15.20.540 or 15.20.550, as applicable, the systems and equipment shall be 

permitted to be located below that elevation. Electrical wiring systems shall be permitted below the design 

flood elevation provided they conform to the provisions of NFPA 70 (National Electric Code). 

 

ARTICLE XIV. FLOOD RESISTANT DEVELOPMENT—RECREATIONAL VEHICLES 

15.20.590 Temporary placement.  

Recreational vehicles in flood hazard areas, shall be placed on a site for less than one hundred eighty consecutive 

days or shall be fully licensed and ready for highway use. Ready for highway use means the recreational vehicle is 

on wheels or jacking system, is attached to the site only by quick disconnect type utilities and security devices, and 

has no permanently attached additions, such as rooms, stairs, decks and porches. 

 

15.20.600 Permanent placement.  

Recreational vehicles that do not meet the limitations in Section 15.20.630 for temporary placement shall meet the 

requirements of Article 13 for manufactured homes. 

ARTICLE XV. FLOOD RESISTANT DEVELOPMENT—OTHER DEVELOPMENT 

15.20.610 General requirements for other development. 

All development, including man-made changes to improved or unimproved real estate for which specific provisions 

are not specified in these regulations or the building code, shall: 

A. Be located and constructed to minimize flood damage. 

B. Meet the limitations of Section 15.20.490 of these regulations when located in a regulated floodway. 

C. Be anchored to prevent flotation, collapse or lateral movement resulting from hydrostatic loads, including 

the effects of buoyancy, during conditions of the design flood. 

D. Be constructed of flood damage-resistant materials. 

E. Have mechanical, plumbing, and electrical systems above the design flood elevation or meet the 

requirements of ASCE 24, except that minimum electric service required to address life safety and electric 

code requirements is permitted below the design flood elevation provided it conforms to the provisions of 

the electrical part of the building code for wet locations. 
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15.20.620 Tanks.  

Tanks that serve buildings shall comply with the requirements of the building code. Underground and above-ground 

tanks that serve other purposes shall be designed, constructed, installed and anchored in accordance with ASCE 24. 

 

15.20.630 Requirements for temporary structures and temporary storage in flood hazard areas.  

Temporary structures shall be erected for a period of less than one hundred eighty days and temporary storage of 

goods and materials shall be permitted for a period of less than one hundred eighty days. Extensions may be granted 

in accordance with Section 15.20.250 of these regulations. In addition, the following apply: 

A. Temporary structures shall be anchored to prevent flotation, collapse or lateral movement resulting from 

hydrostatic loads, including the effects of buoyancy, during conditions of the design flood. Fully enclosed 

temporary structures shall have flood openings that are in accordance with ASCE 24 to allow for the 

automatic entry and exit of flood waters. 

B. Temporary stored materials shall not include hazardous materials. 

C. The requirements of Section 15.20.490 of these regulations, when located in floodways. 

 

15.20.640 Fences in floodways.  

Fences in floodways that have the potential to block the passage of floodwaters, such as stockade fences and wire 

mesh fences, shall meet the limitations of Section 15.20.490 of these regulations. 

 

15.20.650 Retaining walls, sidewalks and driveways in floodways.  

Retaining walls and sidewalks and driveways that involve placement of fill in floodways shall meet the limitations 

of Section 15.20.924 of these regulations and the requirements for site grading in Chapter 18 of the building code. 

 

15.20.660 Roads and watercourse crossings in floodways.  

Roads and watercourse crossings that encroach into floodways or riverine waterways with base flood elevations 

where floodways have not been designated, including roads, bridges, culverts, low-water crossings and similar 

means for vehicles or pedestrians to travel from one side of a watercourse to the other side shall meet the limitations 

of Section 15.20.490 of these regulations. Alteration of a watercourse that is part of work proposed for a road or 

watercourse crossing shall meet the requirements of Section 15.20.300 of these regulations. 

 

15.20.670 Swimming pools.  

Above-ground swimming pools, on-ground swimming pools, and in-ground swimming pools that involve placement 

of fill in floodways shall meet the requirement of Section 15.20.924 of these regulations. 

 

ARTICLE XVI. FLOOD CONTROL PROJECTS 

15.20.680 Flood control projects—General.  

In addition to applicable Federal, State and other local permits, a permit for floodplain development is required for 

construction of flood control projects. The purpose for the permit is to examine the impact on flood hazard areas, 

floodways, and base flood elevations shown on the FIRM. Unless otherwise authorized by separate regulations, 

issuance of this permit does not address the sufficiency of the structural elements of the proposed flood control 

project. Permits for floodplain development and building permits in areas affected by proposed flood control 

projects shall not be issued based on Conditional Letters of Map Revision issued by FEMA. 

 

15.20.690 Flood control projects—Applications. 

Applications for permits for flood control projects shall include documentation, including, but not limited to: 

A. Site plan or document showing the existing topography and the boundaries of the flood hazard areas, 

floodway boundaries, and base flood elevations shown on the FIRM. 

B. Site plan or document showing the proposed topography and the proposed changes to the boundaries of the 

flood hazard areas, floodway boundaries, and base flood elevations. 

C. The documentation submitted to FEMA for a Conditional Letter of Map Revision (CLOMR) and, if issued, 

the Conditional Letter of Map Revision. Submittal requirements and processing fees shall be the 
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responsibility of the applicant. A CLOMR is required when a proposed flood control project alters a 

floodway and increases base flood elevations more than greater than 0.00 feet, or alters a watercourse a 

riverine flood hazard area for which base flood elevations are included in the Flood Insurance Study or on 

the FIRM and floodways have not been designated and increases base flood elevations more than 1.0 foot. 

 

ARTICLE XVII. STREAM OR CREEK SETBACKS  

15.20.700 Setbacks. 

Creek/Stream setbacks shall encompass the streambed channel, bed, and top of bank plus the landward edge (dripline) 

of riparian vegetation except as provided in Figure 1.  

 

 
Figure 1 – Measuring Stream Setbacks 

 

 

15.20.710 Reduction of setbacks. 

Creek and stream setbacks may be reduced with approval by the City Engineer when a study conducted by a 

qualified biologist or engineer, as applicable, makes a finding that a narrower setback:  

A. Would not increase the potential for erosion (generally based on existing vegetation, soil and slope 

stability), and  

B. Still encompasses the 100-year floodplain, and  

C. Fully protects riparian vegetation on the site (or may protect riparian vegetation through replanting on or 

off-site), or  

D. Is appropriate based on existing development near the stream in the vicinity; or  

E. Is necessary to avoid a private property “taking”  

F. Proposed new development within a creek/stream setback generally requires a landowner or developer to 

obtain a Lake or Streambed Alteration Agreement from the California Department of Fish and Wildlife.  

 

When reduced setbacks are granted, design measures should be incorporated to protect riparian habitat by limiting 

the amount of clearing and fencing and/or locating such disturbances away from the stream. 

 

15.20.720 Construction of roadways and infrastructure construction. 

A. The number of road crossings for streams should be limited to the greatest extent possible. 

1. Roadway crossings should be designed perpendicular to streams. 

2. Culverts, piping, or lining intermittent or perennial streams by private entities is discouraged unless no 

feasible alternative exists
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Updated Chapter 15.20  - Flood 

Plain Management and Flood 

Damage Prevention

• Replaced 1996 Code with current state requirements

• Added 15.20.700 Establish setbacks along creeks (6.B.q, 4.D.d, 4.G.c, 6.B.n, 11.B.b) 
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Creek/Stream setbacks shall encompass the 
streambed channel, bed, and top of bank 
plus the landward edge (dripline) of riparian 
vegetation except as provided in 15.20.710
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15.20.710 Reduction of setbacks.

Creek and stream setbacks may be reduced with approval by the City Engineer when a study conducted by a qualified biologist or engineer, as 
applicable, makes a finding that a narrower setback: 

A. Would not increase the potential for erosion (generally based on existing vegetation, soil and slope stability), and 

B. Still encompasses the 100-year floodplain, and 

C. Fully protects riparian vegetation on the site (or may protect riparian vegetation through replanting on or off-site), or 

D. Is appropriate based on existing development near the stream in the vicinity; or 

E. Is necessary to avoid a private property “taking” 

F. Proposed new development within a creek/stream setback generally requires a landowner or developer to obtain a Lake or Streambed Alteration 
Agreement from the California Department of Fish and Wildlife. 

When reduced setbacks are granted, design measures should be incorporated to protect riparian habitat by limiting the amount of clearing and fencing 
and/or locating such disturbances away from the stream.
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15.20.720 Construction of roadways and infrastructure construction.

A. The number of road crossings for streams should be limited to the greatest extent 
possible.

1. Roadway crossings should be designed perpendicular to streams.

2. Culverts, piping, or lining intermittent or perennial streams by private entities is 
discouraged unless no feasible alternative exists.

44

Section 6, Item A.



 

 

 

  

 COMMUNITY DEVELOPMENT 

CITY OF ANGELS PO Box 667, 200 Monte Verda St. Suite B, Angels Camp, CA 95222 P: (209) 736-1346 
 

 
Large Format Retail - 1 

 

DATE:  April 10, 2025 
 
TO:  City of Angels Planning Commission 
 
FROM:  Amy Augustine, AICP – City Planner 
 
RE: RESOLUTION OF INTENT 25-05 OF THE CITY OF ANGELS PLANNING COMMISSION 

RECOMMENDING TO THE CITY COUNCIL AMENDING SECTION 17.09.120 ADDING A 
DEFINITION OF “LARGE FORMAT RETAIL,” REVISING ANGELS CAMP MUNICIPAL CODE 
SECTION 17.30.020 AND 17.30.050 REMOVING THE 80,000 SQUARE FOOT LIMIT ON 
LARGE FORMAT RETAIL ESTABLISHMENTS IN THE SHOPPING CENTER COMMERCIAL 
(SC) ZONING DISTRICT AND AMENDING SECTION 17.27.020 TO ALLOW LARGE 
FORMAT RETAIL ESTABLISHMENTS AS A CONDITIONAL USE IN THE COMMUNITY 
COMMERCIAL (CC) ZONING DISTRICT AND SUBJECT TO THE SAME LARGE FORMAT 
RETAIL REQUIREMENTS ESTABLISHED IN SECTION 17.30.050 
 

RECOMMENDATION 
Approve Resolution of Intent 25-05.   The Planning Commission may adopt the code revisions as presented, 
amend them, or reject them.      
 
BACKGROUND 
The City adopted large format retail provisions in 2010 (Planning Commission Resolution 2010-09, July 8, 
2010).    At that time, the City established a maximum size limit of 80,000 square feet for the use.   In 
comparison, the estimated average square footage of various retailers currently is as follows: 
 

Store Square footage (Approximate)/a/ 

Walmart Superstore 99,000-250,000 (average 187,000) 

Home Depot 105,000 (indoor) 

Walmart  105,000 average 

Target 80,000-135,000 (some to 200,000) – average 125,000 

Lowe’s 112,000 (average) 

Safeway 47,000 

Tractor Supply Company 31,000 (36,671 indoor/outdoor in Angels Camp) 

Grocery Outlet 22,000 

Dollar General 7,500 – 8,500 (9,100 Angels Camp) 
/a/ Source: Generative AI, Google 

 
Members of the community often express a desire for a “Target-type store that sells underwear and socks.”   
City Staff have asked local developers why the City has not attracted such a store to the City.    The reply: “The 
City’s large format retail” restrictions.     In response, City Staff are recommending that the City remove the size 
limitations for large format retailers in the Shopping Center Commercial Zoning District (the area extending 
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from SR 4/49 north).   Further, the Central Commercial Zoning District (CC), extends from the intersection of 
SR 4/49 south to the Historical Commercial zoning district.    The CC zone currently does not allow large 
format retail structures.   Because vacant lands zoned CC exist at the intersection of 4/49, staff are 
recommending that the large format retail use be added as a conditional use in the CC zoning district. 
 
Finally, no definition of “large format retail” has been adopted.   This proposal includes a definition. 
 
ANALYSIS 
Pursuant to Angels Municipal Code Section 17.90.040, decisions pertaining to code amendments shall be made 
upon the following findings of fact: 
 

A.    The proposed change or amendment is consistent with the City of Angels Municipal Code; and 

B.    The proposed change or amendment is consistent with the City of Angels General Plan; and 

C.    The proposed change or amendment will not be substantially detrimental to the health, safety, or 
general welfare of the city.  

Findings A– Consistency with the Angels Camp Municipal Code  
The purposes and intent of the Shopping Center Commercial District (SC) Zoning District, per Angels 
Municipal Code Section 17.30.010 are to: 

 
Provide a broad range of commercial uses for both residents and visitors. Typical uses include shopping 
centers, hotels, motels, restaurants, bars, department stores, specialty stores and professional offices. In 
addition, this designation is intended to provide live-work opportunities by allowing residential uses above, 
or in close association with, commercial establishments (e.g., mixed use) while maintaining the commercial 
use as the primary and most visible use. Generally, permitted land uses in the SC zone may be larger 
and provide more opportunities for expanded and appropriately designed outdoor sales and 
displays than those permitted in the CC zone.   Consistent with the general plan, the SC zoning district 
is generally expected to extend from the intersection of SR 4 and SR 49 north to the city limits along major 
thoroughfares. (Ord. 516 §2 (Att. A), 2022) 
 

As highlighted, the SC zoning district is intended to provide for larger retail facilities.   Unlike the historical 
commercial zoning district (HC) with its late 1800s and early 1900s buildings; the SC zone has more modern 
(e.g., Frog Jump Plaza, Tractor Supply) commercial structures.    The addition of more modern, large-format 
retail in the SC zone could, therefore, be found consistent with the purposes and intent of the SC zoning 
district. 
 
In contrast, the purposes and intent of the Community Commercial (CC) Zoning District, per Angels Municipal 
Code Section 17.27.010 are to: 
 

Provide a broad range of light-to-moderate intensity commercial uses for residents and visitors, with an 
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emphasis on resident-serving. Typical resident-serving uses include grocery and specialty stores, schools, 
public facilities, multifamily housing in association with commercial uses; professional offices including real 
estate offices, medical offices, consulting services; small businesses; community recreational facilities. 
Typical visitor-serving uses include hotels, motels, restaurants, visitor centers, museums, theaters, visitor-
serving recreational facilities. The zone is also intended to provide live-work opportunities by allowing 
upper-level residential uses above commercial establishments (e.g., mixed use).  Consistent with the 
general plan, the CC zoning district is generally expected to extend along major thoroughfares from (but 
not including) the city’s historical commercial (HC) zoning district northward to the intersection of SR 4 and 
SR 49 (i.e., the central portion of the city’s commercial districts).  

 
As highlighted, the commercial uses in the CC Zoning District are intended to be less intensive than in the SC 
District.   Therefore, the largest “large format retail” could be inconsistent with the character of surrounding 
smaller-scale commercial, institutional and public uses in that district.    At the same time, vacant land within 
the CC Zoning District borders the intersection of SR 4 and SR 49 and could lend itself to somewhat larger 
commercial uses (i.e., a transition between the largest commercial centers in the SC zone and existing smaller 
commercial uses in the CC District).   Therefore, staff are recommending that large format retail could, under 
particular circumstances, be appropriate in the CC zone, and is proposing that it be made a conditional use 
(i.e., subject to a conditional use permit) in the CC Zone. 
 
Based on the preceding, Finding A may be made. 
 
Finding B – Consistency with the General Plan 
Pertinent General Plan goals, policies, and programs include:  
 
Goals 
 

Goal 1E  Encourage well-designed commercial development compatible with the rural character of the 
community that contributes positively to both the city’s economic base and the city’s jobs/housing balance. 
 
Goal 10A  Maintain and enhance the city's economic vitality while conserving the city's social, cultural, 
environmental, and aesthetic resources. 
 
Goal 10C  Promote a wide variety of economic opportunities consistent with the city's social, cultural, 
environmental, and aesthetic resources. 
 

Policies 
 

1.C.2, 11.A.5, 11.B.6 Include/Consider aesthetic considerations when reviewing development proposals. 
 
1.C.3 Enhance and maintain the unique character of each of the city’s commercial regions visible from 
State Routes 4 and 49 as necessary to avoid the appearance of strip commercial development and 
maintain and enhance the city’s community character. 
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10.C.1 Maintain the city as the economic center of the county. 
 
11.A.1   Integrate the varied local issues and needs of all sectors of the community (e.g., business, 
government, health, environment) in community design, to the maximum extent feasible. 
 
11.D.3   Promote integrated, rather than scattered, visitor-serving commercial developments. 
 
11.D.7   Avoid degeneration of the city's commercial districts resulting from vacant large, non-historic retail 
facilities. 

 
Implementation Programs 
 

1.C.a Establish and Maintain Four Distinct Commercial Districts 
Establish and maintain a general plan land use designation and consistent zoning districts as necessary to 
distinguish four distinct commercial areas in the city: … 

 
• A Community Commercial District (CC) emphasizing commercial service uses which serve the city’s 

residents and job creation extending from the Historic District (HC) to the northern intersection of State 
Routes 4 and 49 

 
• A Shopping Center Commercial District (SC) emphasizing heavy commercial uses extending north from 

the northern intersection of State Routes 4 and 49 
 
1.C.b, 11.D.b Establish Design Guidelines for Each of the City’s Distinct Commercial Districts 

 
1.E.g, 10An, 11Dd Consider Adopting Bonding Standards for Non-Historic Large Retail Facilities 
Consider adopting a provision in the City of Angels Municipal Code to require bonding for large retail 
facilities sufficient to fund the removal of nonhistoric large, vacant retail space and adaptive reuse of large 
buildings and spaces should they become vacant. 
 
1.E.h, 10.A.m, 11.D.e Provide a Community Forum to Establish Large Retail Facility Design Guidelines 
Provide a public forum (i.e., public meeting or community committee) to address non-historic large retail 
facilities and identify guidelines for design, permitting and regulatory guidelines desirable for these facilities. 
 

As reflected in the preceding general plan programs, the primary topics related to large retail facilities (aka 
large format retail) are: 
 

1. Appearance – design consistency with the community due to size 
2. Concerns that a large format retail facility could become permanently vacant and deteriorate,  

becoming an eyesore 
 
In response, the City adopted its large format retail limits incorporated as Angels Municipal Code Sections 
17.30.020(C) and design standards in Section 17.30.050 (See Attachment A). 
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Because the City adopted design standards for large format retail facilities and Planning Commission design 
review is required; the issue of aesthetics can be addressed through design review, rather than through size 
limitations.   This would allow the City to both achieve its economic development goals and design goals by 
allowing large format retail, but only subject to design standards already established in the municipal code. 
 
The Angels Municipal Code also now includes a requirement that all large format retail be subject to a 
Development Agreement.   The purpose of this provision is to allow the City to address future uses and 
developer commitments for maintaining the building and its reuse should the initial use cease to exist.   Such 
agreements are recorded with the County and follow the property.   Therefore, changes in ownership pass 
along the commitment for building maintenance.   
 
Based on the preceding, B may be made. 
 

Finding C.    The proposed change or amendment will not be substantially detrimental to the 
health, safety, or general welfare of the city.  
As noted above, “general welfare” in the form of abandonment of a large building or inconsistency with the 
surrounding design of other buildings in the area are the primary concerns.   As noted, because the large 
format retail uses require Planning Commission review, concerns related to large format retail project 
appearance would be regulated for consistency with community character through design.   Further, the use 
also requires a development agreement which allows the City to regulate how a large format retail structure 
would be reused or removed should it become vacant. 
 
Based on the preceding, Finding C can be made. 
 
FISCAL IMPACT: 
Removing the restriction on size for large format retail in the SC zone could allow for increased retail sales and 
increased sales tax revenues for the city.   
 
ENVIRONMENTAL FINDING: 
Individual large format retail projects would be subject to review pursuant to the Angels Municipal Code based 
on individual project design and location at such time as a specific project and location is proposed.   Until such 
time as a project is proposed, no direct or indirect physical changes to the environment may be determined 
and the project is therefore exempt pursuant Section 15378 (Definition of a Project) of the State and City 
guidelines for the implementation of the California Environmental Quality Act (CEQA).  In addition, square 
footage limits for commercial districts were not contemplated as part of the Environmental Impact Report for 
General Plan 2020; therefore, the proposed amendment would remain consistent with the EIR certified for 
General Plan 2020. 
 
ATTACHMENT:  
 

A.  Resolution of Intent 25-05 with Proposed Code Amendments  
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CITY OF ANGELS 
PLANNING COMMISSION 

 
RESOLUTION OF INTENT NO. 25-05 

A RESOLUTION OF INTENTION OF THE CITY OF ANGELS PLANNING COMMISSION 
RECOMMENDING TO THE CITY COUNCIL AMENDING SECTION 17.09.120 ADDING A DEFINITION OF 

“LARGE FORMAT RETAIL,” REVISING ANGELS CAMP MUNICIPAL CODE SECTION 17.30.020 AND 
17.30.050 REMOVING THE 80,000 SQUARE FOOT LIMIT ON LARGE FORMAT RETAIL ESTABLISHMENTS 
IN THE SHOPPING CENTER COMMERCIAL (SC) ZONING DISTRICT AND AMENDING SECTION 17.27.020 
TO ALLOW LARGE FORMAT RETAIL ESTABLISHMENTS AS A CONDITIONAL USE IN THE COMMUNITY 

COMMERCIAL (CC) ZONING DISTRICT AND SUBJECT TO THE SAME LARGE FORMAT RETAIL 
REQUIREMENTS ESTABLISHED IN SECTION 17.30.050 

 
WHEREAS, the City of Angels Planning Commission is authorized by Angels Municipal Code Section 

17.85.020 to assist and advise the city council and the public in matters pertaining to planning; and 
 
WHEREAS, a community representative has requested amending the large format retail requirements to 

facilitate commercial development; and 
 
WHEREAS, the Planning Commission held a duly noticed public hearing on April 10, 2025, and received 

public input on the proposed code amendments; and 
 
WHEREAS, the proposed code amendments are consistent with the City of Angels General Plan; and 
 
WHEREAS, The proposed code amendments are consistent with the City of Angels Municipal Code; and 
 
WHEREAS, the proposed code amendments will not be substantially detrimental to the health, safety, or 

general welfare of the city; and  
 
WHEREAS, Until such time as a project is proposed, no direct or indirect physical changes to the 

environment may be determined and the project is therefore exempt pursuant Section 15378 
(Definition of a Project) of the State and City guidelines for the implementation of the California 
Environmental Quality Act (CEQA);  

 
NOW, THEREFORE, BE IT RESOLVED, the Planning Commission hereby recommends to the City Council  
Amending Angels Municipal Code Section 17.09.120 adding a definition of “large format retail,” revising 
Angels Municipal Code Section 17.30.020 and 17.30.050 removing the 80,000 square foot limit on large 
format retail establishments in the shopping center commercial (SC) zoning district and amending 
section 17.27.020 to allow large format retail establishments as a conditional use in the community 
commercial (CC) zoning district and subject to the same large format retail requirements established in 
Angels Municipal Code Section 17.30.050 in accordance with Attachment A, and directs staff to provide 
this recommendation of the planning commission and supporting findings to the City Council in writing 
within thirty days. 
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The foregoing resolution was introduced and moved for adoption on April 10, 2025, by Commissioner 
________________ and being duly seconded by Commissioner _______________.   PASSED AND 
ADOPTED THIS 10th day of April, by the following vote: 
 
 
AYES:     
 
NOES:     
 
ABSTAIN:   
 
ABSENT:   
 
ATTEST: 
 
      _____________________________ 
      John Broeder 
      Chairman 
 
 
 
 

Caytlyn Schaner 
Deputy City Clerk 
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Chapter 17.09  DEFINITIONS 

17.09.120    L definitions. 

“Large format retail”  shall mean a single retail commercial tenant that occupies a 

minimum of 50,000 square feet or more.    

Chapter 17.27 COMMUNITY COMMERCIAL DISTRICT (CC)1 

Sections: 

17.27.010    Purposes and intent. 

17.27.015    Existing uses. 

17.27.020    Permitted uses. 

17.27.025    Administrative conditional use permit. 

17.27.030    Conditional uses. 

17.27.040    Site development standards. 

17.27.030 Conditional uses. 

In the CC district, the following uses are subject to the issuance of a conditional use 

permit in accordance with Chapter 17.78: 

A.    Tavern, nightclub, bar and/or cocktail lounge; 

B.    Smoke shop; 

C.    Firearms, weapons, ammunition sales; 

D.    Gas stations including those with automobile service and repair; 

E.    Mini-marts; 

F.    Places of assembly, meeting halls, conference centers; 

G.    Winery, brewery; 

H.    Limited outdoor storage and displays associated with retail sales and/or services in 

compliance with Sections 17.37.060 and 17.37.070. The outdoor display and sales 

areas shall be directly related to the business occupying a primary structure on the 

subject parcel and shall not exceed more than twenty percent of the primary structure’s 

gross floor area; 

I.    New residential use, single-family (i.e., home not pre-existing prior to January 1, 

2021); 
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J.    Residential use, multifamily; 

K.    Residential hotels; 

L.    Mobilehome parks; 

M.    Hospitals; 

N.    Ambulance service, taxi service; 

O.    Animal hospitals, outdoors; 

P.    Kennels, more than ten animals; 

Q.    Feed store including animals and fowl in conjunction with a feed store; 

R.    Recreation facility, outdoor; campgrounds, recreational vehicle parks, outdoor 

theaters; 

S.    Flea markets; 

T.    Funeral homes; 

U.    Depots--bus, freight, rail--major facilities (excludes bus stops, small light transit 

facilities); 

V.    Self-storage facilities; 

W.    Recycling facilities, large (five hundred square feet or more); 

X.    Car washes; 

Y.    Distribution, freight facilities; package delivery services; 

Z.    Warehousing, wholesaling; 

AA.    Exterminator services, with on-site storage of vehicles or chemicals; 

BB.    Research or testing laboratory; 

CC.    Laundromats, dry cleaners, pick-up; 

DD.    Heliport--emergency use; 

EE.    Broadcasting studios (radio or television) with tower(s), telecommunications, 

internet facilities with tower(s); 

FF.    Nonresidential freestanding solar energy systems (accessory use, private-single 

building); solar energy facilities, substations, solar farms--See also Chapter 15.28; 

GG.    Off-street garage or lot, public or private; 
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HH.    Businesses that involve limited small scale manufacturing, processing or 

treatment of goods or products which are clearly incidental to the retail business 

conducted on the premises and that are not objectionable due to noise, odor, dust, 

smoke, vibration or other similar causes and which do not contain more than three 

thousand square feet of floor area or that employ more than five persons at any one 

time such as bakeries, print or photocopy shops, dry cleaners, electronic appliance 

repair shops, cobbler shops, flower shops, upholstery shops, cabinet shops and other 

uses considered to be similar in the opinion of the planning commission; 

II.    Accessory uses and structures appurtenant to conditional use permits for which a 

conditional use permit has been issued.  

JJ.  Large format retail up to eighty thousand square feet in accordance with 

Section 17.30.050.   This use requires a development agreement in addition to other 

entitlements. 

 

Chapter 17.30  SHOPPING CENTER COMMERCIAL DISTRICT (SC)1 

Sections: 

17.30.010    Purposes and intent. 

17.30.020    Permitted uses. 

17.30.025    Administrative conditional use permit. 

17.30.030    Conditional uses. 

17.30.040    Site development standards. 

17.30.050    Large format retail. 

 

17.30.020 Permitted uses. 

All permitted uses in the SC district are subject to either an administrative site plan 

review pursuant to Chapter 17.73 or a site plan review pursuant to 

Chapter 17.74 unless otherwise exempted pursuant to those chapters. Permitted uses 

include: 

A.    Retail sales and/or services, indoors unless otherwise listed in Section 17.30.030; 

B.    Drive-through retail sales and/or services unless otherwise listed in 

Section 17.30.030; 
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C.    Large format retail, up to eighty thousand square feet in accordance with 

Section 17.30.050. Also requires a development agreement; 

D.    Banks, and other financial institutions; 

E.    Hotels, motels, inns, bed and breakfasts, vacation rentals; 

F.    Professional office(s); 

G.    Schools, churches, libraries, museums, art galleries, tourist information facilities; 

H.    Restaurants, banquet halls, delis, fast food, take-out; 

I.    Outdoor dining in conjunction with a restaurant when proposed in conjunction with 

the restaurant. Alcohol service is subject to Section 17.30.025; 

J.    Winery, brewery; 

K.    Health clubs, recreational facilities, indoor; 

L.    Theaters, indoor; 

M.    Private clubs, lodges, social clubs, cultural centers; 

N.    Emergency shelters subject to the standards established in Section 17.52.030; 

O.    Special needs housing regardless of size; 

P.    Mixed Use--Residential/Commercial. This section is intended to allow second-floor 

housing units in ground-floor commercial buildings. Housing units located at the rear of 

commercial buildings also are permitted; 

Q.    Medical clinics; hospitals; 

R.    Ambulance service, taxi service; 

S.    Animal hospitals, indoors; 

T.    Kennels, animal spa, groomers indoors--ten animals or less; 

U.    Plant nurseries (retail); 

V.    Certified farmer’s market, community gardens; 

W.    Self-service laundry; 

X.    Exterminator services, without on-site storage of vehicles or chemicals; 

Y.    Public services and facilities including police stations, fire stations, administration, 

public parks; 
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Z.    Minor public facilities and infrastructure (e.g., water distribution, wastewater 

distribution, drainage facilities, pumps, lighting, light transit facilities); 

AA.    Recycling facilities, small (less than five hundred square feet); 

BB.    TV, radio, broadcast studios without towers; 

CC.    Nonresidential rooftop solar energy systems (accessory use for private/single 

building)--See also Chapter 15.28; 

DD.    Off-street garage or lot, public or private; 

EE.    Accessory uses and structures appurtenant to permitted uses. (Ord. 516 §2 (Att. 

A), 2022) 

 

17.30.050 Large format retail. 

Site development standards for large format retail are as follows: 

A.    Minimum lot area for a single large format retail store shall be five acres. Large 

format retail stores with two anchors shall be ten acres. Large format stores with three 

or more anchors shall be forty acres; 

B.    Building coverage: large format retail stores shall not exceed eighty thousand 

square feet in area; 

D.    Lot width: one hundred fifty feet minimum; 

E.    Lot depth: one hundred fifty feet minimum; 

F.    Minimum building setbacks: 

1.    Front, ten feet; 

2.    Side, N/A; 

3.    Exterior side of a corner lot, same as front; 

4.    Rear: 

a.    Principal building, twenty feet; 

5.    Distance between buildings is subject to planning commission review; 

6.    Vision clearance, thirty-five feet; 

G.    All large format retail developments shall require a development agreement; 
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H.    All design components for large format retail stores are required to be approved by 

the planning commission. (Ord. 516 §2 (Att. A), 2022) 
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