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Figure 7.3
Population and Sewer Flow Projections

Table 7.4
Sewer Projects required by Specific Plan Growth
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Figure 7.4
Downtown Specific Plan Sanitary Sewer Projects
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In order to accommodate the growth from the specific plan at build-out, the City must 
purchase 5.15 MGD capacity in the Metro System at an estimated cost of about $77 
million.

The City of El Cajon will also have a need to negotiate with the City of San Diego to 
acquire the right to transport the 5.15 MGD of new flow through the 14.6 miles of San 
Diego sewers to reach the Metro System. This may, or may not, require that the City of El 
Cajon fund capital upgrades where needed in this 14.6 miles of trunk sewers. The higher 
flows will also increase the reimbursements that El Cajon must pay to the City of San 
Diego. 

The projected growth will also require the City of El Cajon to construct capital upgrades to 
the city owned sewer collection system. Table 7.4 describes those capital projects needed 
to upgrade the city sewage collection system to accommodate the projected growth in the 
specific plan area. Figure 7.4 shows the location of these projects on a city map.

Drainage

Existing Condition

The City of El Cajon collects storm water runoff from all areas within the city boundaries, 
as well as several surrounding unincorporated neighborhoods, and conveys it to the San 
Diego River. The local collection system consists of numerous drainage structures, both 
above and below ground. This local collection system directs the flow to several primary 
channels, which in turn converge into Forrester Creek Channel. Forrester Creek Channel 
flows northward and into the San Diego River.

The curbs and pavements of the city streets form a critical portion of the local collection 
system. They not only convey drainage to the underground portions of the collection 
system and the primary channels, but they also provide important storage volume for 
the drainage system. During heavy rains, when the underground drains reach their flow 
capacity, storm water runoff backs up onto the streets and stays there until the underground 
drains can accept the flow.

Two primary channels flow through and serve the Project Area. The County Ditch Channel 
drains about four square miles of the western portions of the city and unincorporated 
area lying south of I-8. The Washington Channel also drains about four square miles 
of the eastern portions of the city and unincorporated area lying south of Main Street. 
The runoff from the portion of the Project Area generally lying north of Main Street and 
east of Magnolia Avenue flows northward into the Forrester Creek Channel, which lies 
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outside of the specific plan boundary. Figure 7.5 shows both the County Ditch Channel 
and Washington Channel, as well as the portions of the specific plan area that they drain.

The City currently uses a hydrology standard developed during the first citywide drainage 
master plan in 1958. In 2002, the County of San Diego developed a Hydrology Manual that 
incorporated over eighty years of regional rainfall data. As a result, the county hydrology 
standards specify design runoff amounts for the El Cajon area that significantly exceed 
the city standards. A new citywide master plan update is now underway. As part of that 
update, the City will probably either adopt the county hydrology standards, or something 
close to them.

Figure 7.5
Drainage Basins in the City
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Preliminary analyses of current conditions indicate that, when using the county hydrology 
standards, both the County Ditch Channel and the Washington Channel do not have 
enough capacity to convey the 100-year storm. They serve well for smaller storms, 
primarily because the storage volume provided by the city streets holds the water long 
enough to keep these channels from overflowing.

Planned Drainage System Improvements

Both the concentrated commerce and the pedestrian-oriented walkways in the specific 
plan area will rely upon safely and quickly conveying storm water runoff out of the area. 
This vision will create multiple effects on the drainage system.

•	 The current storage volume will become largely diminished, or perhaps even non-
existent. Draining the streets quickly means not allowing water to pond, which 
eliminates them as storage volume. The densification of the Project Area will 
eventually remove vacant lots, surface parking lots, and the larger landscaped 
areas and the storage volume that they now provide. The loss of storage will create 
a larger load on the downstream collection system. This will require enlarging 
significant portions of the current local collection system.

•	 Enlarging the local collection system will allow storm flows to reach the primary 
channels much faster than they do currently. This will exacerbate the fact that 
these primary channels are already undersized.

•	 Mitigating the capacity issues for the underground collection system and the primary 
channels will require a large investment in additional infrastructure. Almost certainly 
the answers will involve up-sizing much of the current drainage infrastructure. It 
probably will also mean providing large detention basins at strategic points in 
the city drainage system. Constructing these basins will require both land and 
considerable capital improvement expenditures. The cost of these improvements 
cannot be accurately assessed until completion of the citywide master drainage 
plan update.

Current and future state water quality laws and regulations will require most of the 
development projects in the specific plan area to mitigate any new storm water runoff 
volume created by the project, as well as remove specific contaminates from any runoff 
leaving the property.
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Preliminary estimates conducted by Rick Engineering show that the area encompassed 
by the proposed El Cajon Downtown Specific Plan currently stores about 60 acre-feet of 
storm water during a 100-year rain event.  The most likely way to relocate this surface 
storage involves the construction of upstream retention basins, outside of the Project 
Area.  Storing water in these retention basins to a depth of 10 feet will require six acres 
of land.  It is probably impractical to consider deeper retention basins due to the state 
regulations regarding jurisdictional dams.

The estimated cost to purchase six acres of land is about $13 million.  Developing the 
land as a park or open space will cost an additional $4 million.

Until the update of the drainage master plan is competed, the cost of constructing the 
drainage collection system in the Project Area, and the needed downstream improvements 
to serve the Project Area, remain unknown.  These cost could easily reach the range of 
$25 to $50 million.

Solid Waste

Existing Condition

The City has granted to Waste Management of San Diego an exclusive franchise 
agreement to collect, transport, recycle, and dispose of all solid waste generated at 
residential premises, commercial premises, construction sites, and government facilities 
within the City. With the exception of a few government facilities exempted by law from 
such franchise agreements, primarily state agencies and school districts, this contract 
gives Waste Management the exclusive right to perform these services throughout the 
city limits of El Cajon.

Waste Management operates on approximately 11.3 acres leased from the City of El 
Cajon at 1001 West Bradley Avenue. This facility houses their administrative offices and 
their solid waste collection facility, consisting of truck parking and a truck maintenance 
garage. It also contains a materials recovery facility (MRF), where they separate recyclable 
materials from the solid waste stream, and a solid waste transfer station, where they 
transfer the solid waste destined for a landfill into larger transport trucks. 

The current franchise agreement expires on December 31, 2015, but contains provisions 
to allow the agreement to be extended to coincide with the current and future terms of a 
lease agreement between the City and Waste Management regarding the site of the solid 
waste transfer station. If Waste Management exercises all of their available lease options, 
the current lease will expire on December 31, 2020.
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Under the current franchise agreement, Waste Management provides mandatory 
automated three-cart collection services to all single-family residential properties in El 
Cajon. Residents sort their solid waste into non-recyclable solid waste, recyclable material, 
and green waste. Residents place each into a separate cart for weekly collection by the 
contractor.

Waste Management also provides roll-off bin or cart service to collect solid waste from all 
commercial customers in the City. They tailor the bin size and collection frequency to suit 
the needs of the customer, subject to minimum requirements. Commercial recyclable bins 
are available, depending upon the needs of the commercial customer.

Most multi-family residential properties in the City of El Cajon dispose of their waste 
through commercial bin service provided by Waste Management. Some smaller multi-
family properties use the residential three-cart service.

During calendar year 2008, the City of El Cajon generated 88,587 tons of solid waste, or 
4.96 pounds per person per day. During the same period, El Cajon produced 7,175 tons 
of recyclable materials (0.40 pounds per person per day) and 10,340 tons of green waste 
(0.59 pounds per person per day). In addition Waste Management collected another 610 
tons in industrial and construction debris (0.03 pounds per person per day) during 2008.

Locally, Allied Waste Industries owns and operates solid waste landfills at Otay (off of 
Otay Valley Road in Chula Vista) and at Sycamore Canyon (north of SR-52 near Mast 
Boulevard). In addition the City of San Diego operates Miramar Landfill on land owned by 
the U.S. Navy at MCAS Miramar.

Miramar primarily receives solid waste from the City of San Diego, but accepts solid waste 
from other sources willing to pay premium rates. Most northern San Diego County cities 
dispose of their solid waste at Sycamore Canyon Landfill, which generally consumes the 
maximum daily rate of permitted disposal at this landfill. Currently Waste Management 
disposes of non-recyclable solid waste generated in the City of El Cajon at Otay Landfill.

Since new development in the Project Area will largely consist of office, retail, and multi-
family residential, the future collection service will primarily be commercial bin service. 
With some expansion of their facilities, Waste Management will handle this additional 
collection effort from their current location.

Future state mandates, economic pressures, and public awareness will probably will 
serve to increase the rate of recycling and lower the tonnage of solid waste going to the 
landfills. Again with some expansion of their current facilities, Waste Management will 
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Energy

San Diego Gas & Electric has the exclusive franchise to provide electric and gas service to 
the Project Area.  Typically SDGE builds the costs of energy supply, energy transmission, 
and energy distribution into its rate structure.  This eliminates the need for development 
to fund these costs directly.  Future development will have to bear the cost of constructing 
any infrastructure needed to connect to the existing SDGE energy systems.

Telecommunications

The Federal Telecommunication Act of 1996 allows any company to sell services in El 
Cajon and allows them to use the public rights of way to do so. There are no exclusive 

continue to service this recycling and disposal effort from their current MRF and transfer 
station.

The County of San Diego projects that, under its current permitted limits, Otay Landfill 
has sufficient capacity to remain in service until 2027. Given the existing disposal patterns 
and economic factors, Waste Management will continue to dispose of all El Cajon solid 
waste at Otay Landfill and the County of San Diego will generate new capacity to replace 
Otay Landfill when it closes.

Solid Waste Plan

At the current disposal and recycling rates, the anticipated net population increase of 
49,666 people at full build-out would generate the following quantities of waste:

Table 7.5
Actual and Estimated Waste Quantities
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Table 7.6
ECDSP Public Infrastructure Costs

franchises. Free market economic factors will ensure the specific plan area receives the 
right amount of telecommunications infrastructure.  Typically these companies build the 
cost of the telecommunications infrastructure into their rate structure, eliminating the need 
for development to fund these costs directly.  Future development will have to bear the cost 
of constructing any infrastructure needed to connect to the existing telecommunications 
systems.

Summary

The table below provides a summary of the anticipated costs associated with the 
construction of public infrastructure necessary to implement the proposed Plan.  These 
are presented in 2010 dollars.

Land Construction & DIF Total Cost
(Millions of $) (Millions of $) (Millions of $)

Public Rights of Way $73 $60 $133
Parking $14 $65 $79
Public Parks & Open Space $43 $14 $57
Underground Utilities $0 $26 $26
Water Supply & Distribution $0 $179 $179
Sewage Collection $0 $15 $15
Sewage Treatment $0 $77 $77
Drainage Retention $13 $4 $17
Drainage Conveyance Upgrades $0 $25 $25
Solid Waste $0 $0 $0
Energy $0 $0 $0
Telecommunications $0 $0 $0
TOTAL: $143 $465 $608

Infrastructure Need
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Introduction 

Included in Chapters 5 (Land Use), 6 (Mobility Systems), and 7 (Public Facilities) are 
a set of goals, objectives, policies, plans, strategies and / or directives to facilitate the 
implementation of the Downtown Specific Plan.  This chapter provides a compiled list 
of action items needed to implement the Plan and a discussion of potential funding 
sources to finance planned improvements.  This chapter also provides an estimated 
cost of planned improvements in 2010 dollars and a tentative funding and phasing plan 
prioritizing planned improvements.  

Implementation Plan: To-Do List

The following is a list of planning actions and capital improvements needed to be 
undertaken by the City to implement this Plan.

1.	 Adopt companion Design Guidelines.
2.	 Amend General Plan land use designation on entire Project Area to identify it 

as a single Special Development Area.
3.	 Amend General Plan text to facilitate implementation of the Downtown Specific 

Plan.
4.	 Modify Zoning Ordinance and Zone Map to accomplish the following:

a. 	 Establish Mixed Use District and rezone properties in Project Area to 
Mixed Use District (Policies 4.1 and 4.2).

b.	 Modify non-conforming rules to provide increased flexibility for land 
designated as open space and land developed with non-conforming 
structures. 

c.	 Establish regulations of operational conduct for commercial uses within 
close proximity to residential development to minimize compatibility issues 
(Policy 4.4).

d.	 Modify parking standards (Policies 2.3. and 2.4).
e.	 Establish procedures to accommodate a limited number of sidewalk 

vendors in planned open spaces along primary and enhanced pedestrian 
corridors (Policy 4.5).

f.	 Adjust noise standards to accommodate mixed use.
5.	 Adopt new street sections.
6.	 Add streets (Figure 6.1).
7.	 Modify streets (Figure 6.1).
8.	 Widen sidewalks (Figure 6.2).
9.	 Add street trees (Policy 7.2).



Downtown Specific Plan   8-3

Implementation Plan

10.	 Add decorative street lights and street furniture (Policy 7.2).
11.	 Add bike lanes (Figure 6.3).
12.	 Develop business recruitment and retention plan and update every five years 

(Policy 8.1).
13.	 Explore potential for establishing wireless internet connection capabilities in 

Project Area (Policy 8.2).
14.	 Expand wayfinding system throughout Project Area (Policy 8.7).
15.	 Develop a system of open spaces within Project Area (Policy 9.1).
16.	 Upgrade water system (Figure 7.1).
17.	 Upgrade sewer system (Figure 7.2).
18.	 Upgrade storm drainage system (Figure 7.3).
19.	 Upgrade communications system.
20.	 Establish recycling program for multi-family areas.
21.	 Establish shuttle between district activity centers (Figure 6.4).
22.	 Develop public parking garages (Figure 6.5).

Financial Tool Box

The City has access to multiple funding sources to implement the “To Do List” above.  
Some funding sources are competitive, meaning the City must apply for and compete 
with other jurisdictions for the funds.  Some sources are restrictive, meaning the types 
of improvements are limited to those specified by the funding source.  Below is a list of 
revenue sources that may be available to the City to fund planned public improvements 
necessary to Implement this Plan.

General Fund

The City receives revenue from a variety of sources such as property tax, local sales 
tax, transit occupancy tax, interest on investments, and fines. The General Fund is 
primarily used for operational expenses of running the City, but if available, may also be 
used to fund capital improvement projects for streets, sewers, storm drains and other 
infrastructure maintenance improvements by paying for the improvements directly or by 
securing bonds. General obligation bonds require a two-thirds majority approval of the 
jurisdiction’s voters to finance the acquisition and construction of public capital facilities 
and real estate acquisition for projects such as schools, libraries, jails, fire protection and 
other capital improvements. General Obligation bonds are repaid through an increase in 
the ad valorem property tax levied by the issuing jurisdiction.
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Public Enterprise Revenue Bonds

Local governments have the ability to issue bonds to finance facilities for revenue 
producing public enterprises. The enterprises developed under these funds are financed 
by user charges that are then applied to bond debt service payments. Revenue bonds do 
not require approval by two-thirds majority vote as they are neither payable from taxes 
nor from the general fund. The Revenue Bond Act of 1941 is a commonly used method 
of public financing. Under this Act, bonds may be issued for revenue producing facilities 
such as airports, harbors, hospitals, parking and trash collection. Bonds under this Act are 
adopted by resolution of the legislative body and subject to approval by a simple majority 
of the voters. 

Community Facilities Districts: Mello-Roos (CFD)

These districts are created by cities, counties and school districts under the Mello-Roos law 
to finance the construction of needed community infrastructure. The CFD is empowered 
to levy additional property taxes on land located inside the district, creating a dependable 
revenue stream that can be used in issuing bonds to pay for the new infrastructure.

Redevelopment Funds

The majority of the Project Area is within a redevelopment project area. Therefore, 
some financing options unique to Redevelopment Agencies are available for future 
improvements. These are: tax increment financing and set-aside funds.

Tax Increment Financing

Tax increment monies are generated in redevelopment project areas by the increase 
in assessed property values that exceed base year values. A Redevelopment Agency 
engages in tax-incrementing financing when funding activities with bonds or notes 
secured by this tax increment money. Tax increment financing is allowed for schools, 
neighborhood improvements, affordable housing, and other public improvements.

Low- and Moderate-Income Housing Funds 

State law requires that at least 20 percent of all tax increment financing dollars must 
be “used by the agency for the purposes of increasing, improving, and preserving the 
community’s supply of low- and moderate-income housing …” (Health and Safety Code 
§33334.2(a)). These funds must be held in a separate Low and Moderate Income Housing 
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Fund until used, along with any interest earned and repayments to the housing fund 
(§33334.3). The set-aside funds may be used inside or outside of the Project Area but 
must benefit the Project Area. Use of set aside funds for the purposes of increasing, 
improving, and preserving the community’s supply of low- and moderate-income housing 
may include, but is not limited to, the following: 

1.	 Acquisition and donation of land for affordable housing.
2.	 Construction and rehabilitation of affordable housing units.
3.	 Financing insurance premiums for the construction and rehabilitation of afford	

able housing units.
4.	 Providing subsidies to, or for the benefit of, extremely low, very low, and lower 

income households, as well as persons and families of low or moderate income.
5.	 Paying principal and interest on bonds, loans, advances or other indebtedness 

and financing or carrying charges.
6.	 Maintaining the supply of mobile homes. 
7.	 Preserving “at-risk” affordable housing units threatened with  conversion to 

market rate units.

Fees

Development Impact Fee   

Property tax limitations imposed by Proposition 13, resulting in the decline in property 
taxes available for public projects, has led local governments to adopt alternative 
revenue sources to finance public facility and infrastructure demands resulting from 
growth. Development Impact Fees is one of these sources. AB 1600 (Cortese), which 
became effective on January 1, 1989, regulates the way that impact fees are imposed on 
development projects. Impact fees are one-time charges applied to offset the additional 
public facility improvement costs from new development. This may include provision of 
additional services, such as water and sewer systems, roads, schools, libraries, and 
parks and recreation facilities. Impact fees cannot be used for operation, maintenance, 
alteration, or replacement of existing capital facilities and cannot be channeled to the local 
government’s discretionary general funds. Impact fees cannot be an arbitrary amount 
and must be explicitly linked to the added cost of providing the facility towards which it is 
collected.

Historically, the City has not charged impact fees for new development.  The local school 
district charges a school impact fee on new development to help finance the construction 
of new school facilities needed to accommodate new growth.
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In-Lieu Fees

A sub-category of the development fee is the in-lieu fee.  City’s may offer developers 
the opportunity to pay a fee, in-lieu of constructing an improvement on their property, 
such as a park or off-street parking garage to meet all or a portion of the open space 
and parking demands generated by their development.  The fee amount must be based 
on the reasonable cost to the City to provide the amenity off-site.  The fee must be used 
for the purpose for which it is collected.  While assessment districts are geographically 
based and are applied often equally to existing and future developments, in-lieu fees are 
collected only from new development that increases the demand for the service above 
the base condition.

User Fees

The City may charge a fee for special services.  This includes charging a parking fee 
to persons who park in public parking spaces, whether these spaces are in the public 
right of way, or in a public parking lot / public parking garage.  Parking fees are used 
to manage the supply and demand of available parking spaces as well as to help pay 
for the maintenance of parking spaces and the enforcement of parking management 
regulations.  Parking garage fees are often set lower than on-street metered spaces, 
to encourage employees to park in a public garage and free up on-street parking for 
spontaneous shoppers.

User fees may also be charged to large groups which desire to reserve a space in public 
parks for a limited time.  This is done elsewhere already in the community and would be 
expected to be utilized in the Project Area as well.

Improvement Districts: Property Based and Business

Property Based or Business Improvement Districts (PBID) are special assessment 
districts created to fund various improvements and programs within the district that are 
authorized by California law. The distinction is that a PBID makes the assessment on the 
real property, while a Business Improvement Districts (BID) assesses the business within 
the property. Funds from these entities may be used for parking improvements, sidewalk 
cleaning, streetscape maintenance, streetscape improvements (i.e., furniture, lighting, 
planting,etc.), promotional events, marketing and advertising, security patrols, public art, 
trash collection, landscaping and other functions. 

Currently, the CDC has a service area that is larger than the Project Area. Its service area 
is bounded by Washington Avenue to the south, Interstate 8 to the north, Mollison Avenue 
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to the east and Interstate 8 to the west. Within the service area, the CDC operates a 
PBID. The PBID has three zones that are located within the Project Area.

Grant Funding

A variety of funding options are available though federal, state, and local grant programs. 
Many of the grant programs target urban revitalization efforts, smart growth enhancements, 
and transportation planning and are provided on a competitive basis. Current grant 
programs, such as the Smart Growth Incentive Pilot Program administered through 
SANDAG, can provide significant funding towards projects that result in furthering smart 
growth approaches, such as the elements embodied in the principles of the Specific Plan.

TransNet (Regional)

In November 2004, 67 percent of the region’s voters supported Proposition A to extend 
the TransNet tax to 2048.  This phase of TransNet is projected to create $14 billon dollars 
in revenue to fund a variety of improvements to highway, transit, local road, pedestrian-
orientation, bicycle path, and car sharing projects. From these new TransNet funds, 
SANDAG has also created the Smart Growth Enhancement Grant Program to help local 
jurisdictions fund transit-oriented pedestrian improvement projects. 

Caltrans Transit-Oriented Design & Environmental Justice (State)

Caltrans awards $1.5 million annually in grant to low-income, minority, and tribal 
communities whose planning activities are designed to improve mobility, access, equity, 
safety and economic opportunity. The maximum grant award is $250,000 per community. 
Grants help communities to build strong partnerships with local agencies and to emphasize 
community involvement in their planning. These grants are specifically seeking planning 
efforts that encourage walkable, transit-oriented districts to help people decrease their 
reliance and expenditures on vehicular use.

Community Development Block Grants (Federal) 

Community Development Block Grants (CDBG) are U.S Department of Housing and 
Urban Development grants that are provided to local jurisdictions to develop viable urban 
communities by providing decent housing and a suitable living environment. CDBG funds 
are awarded on a formula basis to entitled cities, urban counties and states. The Plan 
includes areas within low and moderate census tracts, which could be eligible for funding 
for improvements such as: housing, economic development, and public facilities and 
improvements.
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Home Investment Partnership Program Funds (Federal)

HOME Investment Partnership Program (HOME) funds are U.S. Department of Housing 
and Urban Development grants that are allocated by formula to eligible state and local 
governments to strengthen public-private partnerships and to expand the supply of 
decent, safe, sanitary, and affordable housing, with primary attention to rental housing, for 
very-low and low-income families. State and local jurisdictions that become participating 
jurisdictions may use HOME funds to carry out multi-year housing strategies through 
acquisition, rehabilitation and new construction of housing, and tenant based rental 
housing. HOME funds must be matched by non-federal resources. 

Implementation Measures

Along with financing measures, there are other implementation strategies that are 
available to the City to facilitate the future development described in the Plan. These 
strategies are discussed below.

Land Assembly

Redevelopment  Agencies either through direct purchase of available for-sale land 
or through its power of eminent domain can buy one or several small parcels of land 
to ‘assemble’ into larger sites. Because the El Cajon Dowtown Specific Plan is in 
a redevelopment project area, there are opportunities for this process to facilitate 
development.

Transfer of Development Rights or Consolidation of Development Rights

A procedure in which the right to develop one property (termed a sending site) is transferred 
to another property (termed a receiving site.) As a result of the transfer, the owner of the 
sending site receives compensation, even though no additional development occurs at 
that site. Conversely, the owner of the receiving site can develop that site in a manner that 
would not otherwise be allowed.

Development Agreements

Contracts between a city and a developer may specify conditions, terms, restrictions 
and regulations pertaining to all aspects of a development. Cities have the right to enter 
into development agreements with developers. Agreement may require rehabilitation or 
improvements to the infrastructure system and can be conditioned on the project.  These 
agreements are advantageous to a developer on large projects when desired phasing of 
the development would otherwise exceed time limit protections of a subdivision map.
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Empowerment and Enterprise Zones

An enterprise zone is an area designated by the federal or state government as being 
distressed and where regulatory and tax burdens may be loosened to stimulate private 
investment. An empowerment zone is similar to an enterprise zone, but provides large 
sums of Federal money targeted for distressed urban areas.

Public Infrastructure Improvement Costs and Funding Strategies

Below is a table that identifies the projected costs of constructing planned improvements 
listed above (in 2010 dollars) and the tentative funding strategy for each.

Table 8.1 
Projected Costs and Anticipated Funding Sources
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Public Infrastructure Improvement Phasing Plan

Full build-out under this Plan is expected to occur over the course of 30 years as the real 
estate market adjusts over time and state and regional policies promoting and rewarding 
smart growth are implemented.  Infrastructure necessary to support this planned growth 
will be phased so that it is available when the expanded systems and services is needed.  

Planned infrastructure improvements have been prioritized below by dividing them into 
the following three phases:

•	 Phase 1:  2010 - 2020	
•	 Phase 2:  2020 - 2030
•	 Phase 3:  2030 - 2040

Below is a set of tables showing the tentative schedule of planned improvements.  Initial 
placement in the respective phases takes into account market realities about which 
portions of the Project Area are likely to develop first, when existing utility capacities will 
need to be expanded, when funding is likely to be available and which amenities will 
provide the most immediate results.  

The tables provide information about which phase an improvement is anticipated to be 
constructed in, the type of infrastructure and the planned improvement, the estimated cost 
in 2009 dollars, and tentative planned funding source for each respective improvement.  
Projects that are broken into segments; i.e., widening of sidewalks, are listed as separate 
projects. 

Refinements to this timeline will be made, as needed, in coordination with the City’s Five 
Year Capital Improvement Plan and the planned Five Year Progress Report discussed in 
Chapter 10 of this Plan.
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Table 8.2 
Public Infrastructure Phasing Plan Costs
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The Environmental Impact Report (EIR)

The California Environmental Quality Act (CEQA) requires local governments to evaluate 
the environmental impacts of proposed projects and identify mitigation measures that 
will reduce any identifi ed signifi cant adverse impacts to a less than signifi cant level, 
where feasible, prior to approving a project.  A specifi c plan is a ‘project’ for which an 
environmental analysis must be prepared.  A program  environmental impact report (EIR) 
was prepared concurrently with this document as many of the same studies were needed 
to complete the infrastructure plans and implementation plan contained in this document.  
This is a self-mitigating document.  Feasible mitigation measures identifi ed during the 
environmental evaluation of this document have been incorporated as plan changes into 
this document to ensure ease of implementation and mitigation monitoring.

Environmental Review of Subsequent Projects

All future development applications within the Project Area will be evaluated for 
consistency with the Downtown Specifi c Plan and in light of the Program EIR prepared 
on the Downtown Specifi c Plan.  If any future projects are proposed to implement this 
Plan that could have signifi cant adverse effects that were not examined in the EIR, a 
new initial study will be prepared for that project leading to the preparation of a Negative 
Declaration, Mitigated Negative Declaration, focused EIR, or supplement to the Program 
EIR.  When additional environmental documentation on a new project is necessary, the 
Program EIR may be incorporated by reference to address regional infl uences, secondary 
effects, cumulative impacts, alternatives, and other factors that apply to the program as 
a whole.  Alternatively, it may be used to focus subsequent CEQA analysis solely on new 
effects that have not been considered before.

If no new potentially adverse effects are identifi ed or no new mitigation measures would 
be required to bring a new impact to a less than signifi cant level, the City may fi nd that the 
project is within the scope of the EIR and approve the project with no new environmental 
documentation. It is anticipated that development projects submitted in conformance 
with this Plan will be found to be within the scope of the EIR and not need additional 
environmental studies prior to project approval.  Mitigation measures identifi ed in the 
adopted Mitigation, Monitoring, and Reporting Program affi liated with this Specifi c Plan 
will automatically become conditions of project approval, when applicable.
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Recovery of Specific Plan Fees

Per California Government Code Section 65456, the City Council may impose a specific 
plan fee upon persons seeking governmental approvals, which are required to be consistent 
with a specific plan. The fee shall be established so that in the aggregate it defrays but 
does not exceed the cost of preparing, adopting and administering the specific plan. 
This cost recovery ability is provided to agencies because the cost a jurisdiction incurs in 
preparing and administering a specific plan has a cost benefit to developers which build 
within the plan area.  A specific plan can create more certainty for developers about what 
type of development will be acceptable in a community and can provide a streamlined 
review process for projects that conform to the plan, thus saving them time and money.  
The City Council, at its option, may adopt such a fee, at any time after approval of this 
Plan.

Adoption and Amendment Procedures

A specific plan can be adopted either as a resolution creating a policy of a City or as an 
ordinance creating new regulations of a City. Policy documents suggest and describe the 
goals of a City, rather than set mandatory development standards. Specific plans that are 
adopted by resolution are primarily  implemented through the enactment of a separately 
adopted ordinance and programs that each implement parts of the specific plan. In 
contrast, a specific plan adopted by ordinance is primarily implemented by regulations 
and measures described within the specific plan itself.

The City Council adopted the Downtown Specific Plan as an ordinance.  Any amendments 
to this Plan shall be processed as an ordinance amendment. Amendments to this Plan 
may be initiated by the City Council or the Planning Commission upon adoption of a 
Resolution of Intent to consider an amendment to the Plan.  Additionally, any owner of 
property within the Project Area, may file an application requesting an amendment to the 
land use and development standards of the Specific Plan as they pertain to the property 
they own.  

Except as noted above, amendments to this Plan shall be processed in the same manner 
as an amendment to the General Plan.  Pursuant to State law, the City Council may 
amend this Plan as often as it deems necessary, and may charge a fee for the processing 
of a property owner initiated amendment request.  Should an amendment be created, a 
supplemental environmental analysis may be needed and public noticing will be required 
per all applicable laws.
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Project Approval Procedures

Administrative Zoning Permit. The façade remodel of an existing structure, other than a 
designated historic structure, that does not involve the expansion of a building or other 
site plan modifications, may be authorized by the Community Development Director with 
approval of an Administrative Zoning Permit pursuant to Chapter 17.40 of the Municipal 
Code, provided such remodel is consistent with this Plan. 

Appeals. Any City staff or Planning Commission decision to approve, conditionally 
approve, or deny any application is subject to appeal by members of the City Council 
or other interested parties, in accordance with Chapter 17.30 of the El Cajon Municipal 
Code. 

Conditional Use Permit. Uses requiring the approval of a Conditional Use Permit or Minor 
Conditional Use Permit require approval of the Conditional Use Permit / Minor Conditional 
Use Permit by the Planning Commission pursuant to Chapter 17.50 of the Municipal 
Code prior to proceeding to the building permit development phase.  

Environmental Review. Projects consistent with the Plan are not expected to require 
separate project specific environmental review, unless they may create impacts that were 
not evaluated in the companion program EIR prepared for this Plan.  Projects may be 
found to be within the scope of the related program EIR.  

Projects may also be found to be categorically or statutorily exempt under other provisions 
of CEQA.  The final determination of what level of environmental review, if any, will be 
required for any project-specific application will be determined after any given project 
application is submitted to the City for processing and evaluated for consistency with this 
Plan, and prior to any project approval. 

Historic Structures. Any proposed modifications to a designated historic structure shall be 
processed pursuant to Municipal Code Chapter 17.55.

Open Space Designated Properties. Properties designated on Figure 5.8 as “Proposed 
Open Space” shall be developed in accordance with the Chapter 5 Open Space 
development standards and adopted design guidelines, where applicable, except as 
provided below. 

A property designated as proposed open space may be approved by the Planning 
Commission for development consistent with the development standards of an adjacent 
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land use designation identified in Figure 5.2 instead of as open space, when approved in 
conjunction with a Site Development Plan Permit or Conditional Use Permit, as applicable, 
subject to the following provisions:

1.	 The open space designated property is proposed to be incorporated within a larger 
proposed development that includes an open space component that meets the 
intent and purpose of open space provisions of the Plan, even if the proposed 
open space is not of the same size and  / or exact location as presented in Figure 
5.2.

2.	 The open space is not an integral part of an approved development that received 
a building height incentive on another part of the project site because of the open 
space.

3.	 The  property owner has submitted a written offer to the City to sell it the entire 
property at fair market value, and the City Council has declined the offer in writing 
within the twelve months prior to submittal of a Site Development Plan Permit or a 
Conditional Use Permit, as applicable to the proposed development.

4.	 If and when the City Council elects not to purchase the property, the Council shall 
also determine what land use and development standards shall apply to future 
development of the property.  The City Council may limit the development and use 
of the open space designated property to those development standards and uses 
applicable to open space designated land in Tables 5.1 and 5.2 of the Plan or apply 
a land use designation and / or building height, applicable to surrounding property 
governed by the Plan.  The decision of the Council shall be approved in the form 
of a resolution.   

5.	 Paragraph 4 above, notwithstanding, any vacant property designated open space 
may be developed as a recreational vehicle storage facility, subject to the granting 
of a conditional use permit, until such time as the property redevelops consistent 
with the Plan.  Any vacant property designated as open space and fronting on a 
primary corridor, may be developed as a commercial parking lot, subject to the 
granting of a conditional use permit, until such time as the property redevelops 
consistent with the Plan. Setbacks, landscaping, fencing requirements, lighting, 
signage, and other features of either such development shall be established as 
part of the conditional use permit approval process.   
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Parallell Processing of Applications. Consideration will be given to allowing an expedited 
parallel processing of site development permits/conditional use permits and building 
permits by a developer as an at-risk endeavor. 

Signs. All new building and awning signs shall be reviewed for compliance with adopted 
Sign Regulations located in Chapter 5 of this Plan.  No new sign shall be installed that is 
not in conformance with the adopted Sign Regulations, unless a sign exception is granted 
pursuant to Sign Exception regulations, also found in Chapter 5 of this Plan.

Site Development Plan Permit. New development projects governed by and consistent with 
this Plan that involve permitted uses are allowed, subject to approval of a Site Development 
Plan Permit pursuant to Chapter 17.65 of the Municipal Code.  Site Development Plan 
Permits may be approved by the Community Development Director, after consultation 
with the Public Works Director, if the proposed project is designed in a manner which is 
consistent with the Downtown Specific Plan.  The Community Development Director shall 
include conditions on the project approval as he / she deems necessary to implement 
this Plan and other State, Federal and local regulations applicable to the project.  The 
Community Development Director may, at his or her discretion, refer site development 
plan permits and amendments thereto to the planning commission, which may approve, 
conditionally approve, or deny such permits.

Tentative Map / Parcel Map. Applications to subdivide or consolidate property shall be 
processed in accordance with the State Subdivision Map Act and Title 16 of the Municipal 
Code (City’s Subdivision Ordinance).  

Exceptions to Chapter 5 Development Standards. Exceptions to adopted development 
standards, including building height, lot coverage, and setback requirements, may be 
approved by the Planning Commission, subject to approval of a Conditional Use Permit, 
upon making the following additional findings: 

1.	 Strict application of adopted development standards would result in a practical 
difficulty or unnecessary hardship; and

2.	 The proposed exception(s) to the adopted development standards will not, under 
the circumstances of the particular case, otherwise hinder the City’s ability to 
implement the goals, objectives and policies expressed within the Downtown 
Specific Plan.
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Nonconforming Regulations. The nonconforming regulations set-forth in chapter 17.120 
of the Municipal Code apply to properties governed by this Specific Plan, except as 
modified below:

1.	 Properties containing an existing single-family / detached dwelling shall be 
regulated by the RS-6 zone use and development standards in Chapter 17.140 of 
the Municipal Code, until the property redevelops under this Plan.  

2.	 Any property with a building designed specifically for a nonconforming use 
(example: car repair or light manufacturing), is allowed to continue that use, or 
establish a similar use (including any use with the same building code occupancy 
rating) within the existing structure, until the property is redeveloped.  This provision 
does not apply to a building designed for general retail / service use that has 
been occupied by a prohibited use listed in Table 5.3 (example: thrift store, check 
cashing, pawnbroker) that can readily be occupied by a permitted use after the 
nonconforming use ceases to operate for one year or more.

3.	 Repair and maintenance of non-conforming structures is allowed and encouraged. 
Remodeling and additions to nonconforming structures bringing them more into 
conformity with this Plan will be considered on a case-by-case basis and may 
require the approval of a Site Development Plan, Conditional Use Permit  and / or 
a building permit, depending on the extent of the changes proposed.  

Enforcement Procedures

No building, structure or other improvement shall be located, erected or constructed 
within the area covered by this Plan, and no new use shall take place thereon, except as 
authorized by this Plan or an approved amendment thereof. If there is a conflict between 
the general development standards of Title 17 of the Municipal Code and this Plan, the 
provisions of this Plan shall prevail.

All departments, officials or public employees vested with the duty or authority to issue 
permits or licenses where required by law shall conform to the provisions of this Plan.  No 
such license or permit for uses, buildings or purposes where the same would be in conflict 
with the provisions of this Plan shall be issued. Any such license or permit, if issued in 
conflict with the provisions of this Plan, shall be null and void.

The Community Development Department is duly designated as the enforcing agent of this 
Specific Plan. Any appeals from the decision of the enforcing agent in the administration 
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of this Plan shall be made to the City Planning Commission. The decision of the Planning 
Commission in such matters shall be final and conclusive if not appealed within ten days 
to the City Council.

Any person, firm, or corporation violating any of the provisions of this title shall be deemed 
guilty of a misdemeanor, and shall be subject to the provisions of the general penalty 
clause as set forth in Section 1.24.010 of the Municipal Code.

Each person, firm or corporation found guilty of a violation shall be deemed guilty of a 
separate offense for every day during any portion of which any violation of any provision 
of this Plan is committed, continued or permitted by such person, firm or corporation and 
shall be punishable therefor as provided for in Section 17.82.010 of the Municipal Code.  
Any use, occupation or building or structure maintained contrary to the provisions of this 
Plan shall constitute a public nuisance.
	
The City Council may enforce the provisions of this Chapter and abate any violation thereof 
by injunction or other civil actions in addition to the penalties as provided in Chapter 17.82 
of the Municipal Code.

Five-Year Review Procedure

To keep the Plan as a living document that is responsive to current community needs, 
it shall be evaluated every five years by a collaborative team consisting of Department 
Directors overseeing Redevelopment, Planning and Public Works functions along with 
the Planning Commission Chair, the City Manager, and one City Council person. In 
particular, this collaborative team shall assess progress made within the Project Area in 
the following areas:

1.	 Economic growth 

2.	 Construction of public infrastructure called for in the Plan 

3.	 Completion of individual tasks identified in the Implementation Chapter of the Plan.

4.	 In addition, the team shall review the various incentives offered in the Plan to 
evaluate if these elements are providing the intended results.

Based on this evaluation, a written Specific Plan Progress Report shall be created and 
submitted by the City Manager to the City Council for its review.  




