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18.150.010 Purpose. 
This Chapter establishes standard procedures for maps, permits and actions, both 
administrative and those requiring a public hearing.  (Ord. 6968 §1, 2007) 

18.150.015 Initiation of Applications. 
For all case types the City Manager, or his/her designee, is authorized to initiate Subdivision 
applications, notwithstanding any other section of this Title, for any project authorized under this 
Title.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 

18.150.020 Application Submittal. 
All applications for maps and permits pertaining to this Title shall be submitted to the Planning 
Division on a City application form, together with all fees, plans, maps and any other information 
required by the Planning Division.  

18.150.030 Eligible Applicants. 
A. The owner(s) of the property, the authorized agent(s), a plaintiff in an action of

eminent domain, or the City Manager, or his/her designee shall make the
application.  Any authorized agent shall be formally delegated as such in writing
by the property owner.  The application shall contain adequate evidence of title
to the real property within the subdivision and sufficient data to enable the City
Council to make all of the determinations and findings required by this Title.

B. Proceedings for reversion to acreage may be initiated by the City Council on its
own motion or by application of all of the owners of record of the real property
within the subdivision.  The application shall contain adequate evidence of Title
to the real property within the subdivision and sufficient data to enable the City
Council to make all of the determinations and findings required by this Title
(California Government Code 66499.12).  (Ord. 7341 §7, 2016; Ord. 6968 §1,
2007)
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18.150.040 Initial Application Completeness Review. 
All applications filed with the Planning Division in compliance with this Title shall be initially 
reviewed for application completeness as follows:  
 
 A. Within thirty (30) days of application submittal, the Zoning Administrator or the 

designee shall determine whether or not the application is complete.  The 
applicant shall be notified in writing if specific information and/or materials are still 
necessary to complete the application.  

 
  The applicant may appeal the determination in accordance with Chapter 18.170 

Appeals and the Permit Streamlining Act (California Government Code Section 
65943).  

 
 B. In the event an application is deemed incomplete and the applicant resubmits the 

application, within thirty (30) days of application resubmittal the Zoning 
Administrator shall determine whether or not the resubmitted application is 
complete.  The applicant shall be notified in writing of the determination if 
specific information and or materials are still necessary to complete the 
application.  

 
 C. The City, at its discretion, may deem void any application that remains 

incomplete 180 days from the date of the original submittal.  The City shall notify 
the applicant of its intention to void the stagnant application at least thirty (30) 
days prior to withdrawal.  Upon withdrawal, the applicant's fee may or may not 
be partially refunded.  

 
 D. Any resubmittal of a voided application shall require submittal of a new 

application, along with the appropriate fees; a new case number will be assigned.  
 
 E. Nothing in this Chapter precludes the applicant and the City from mutually 

agreeing to an extension of any time limit provided by this Chapter (Government 
Code Section 65943).  (Ord. 6968 §1, 2007) 

 
18.150.050 Submittal Requirements. 
 A. General Requirements.  
 
  1. Every application for a map or permit pursuant to this Title shall include a 

completed application form designated for the particular request, the 
owner and applicant signature(s), the agent authorization as appropriate 
and processing fee(s) established by City Fee Resolution.  

 
  2. Applications will not be accepted by the Planning Division without 

required signed application forms and permit fees as established by City 
Fee Resolution.  

 
 B. Additional Requirements for Tentative Tract, Parcel, Vesting, Reversion to 

Acreage, Condominium and Environmental Subdivision Maps.  
 
  1. Tentative Tract, Parcel, Vesting, Reversion to Acreage, Condominium 

and Environmental Subdivision Maps.  
   a. The tentative map shall be clearly and legibly drawn by or under 
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the direction of a registered civil engineer authorized to practice 
land surveying or licensed land surveyor.  The scale of the map 
shall be at least one inch equal to one hundred feet.  If necessary 
to provide the proper scale, more than one sheet may be used, 
but the relation of the several sheets shall be clearly shown on 
each.  The minimum size of each sheet should be eighteen 
inches by twenty-six (26) inches.  A marginal line shall be drawn 
completely around each sheet, leaving an entirely blank margin of 
one inch.  

 
   b. The tentative map shall contain the following information:  
 
    1) The map number assigned by the Riverside County 

surveyor;  
 
    2) Names and addresses of the record owner and subdivider 

of the land;  
 
    3) Name, signature and address of the person, firm or 

organization that prepared the map and the applicable 
registration and/or license number;  

 
    4) Date of preparation, north point and scale of the map; if 

based on a survey, the date of the survey;  
 
    5) Boundaries of the subdivision with suitable ties to readily 

locate the property;  
 
    6) Riverside County Assessor's parcel number(s) of the 

property included within the map;  
 
    7) The locations, names and widths of adjacent streets, alleys, 

and pedestrian ways;  
 
    8) Numbers of adjacent subdivisions, buildings and property 

lines sufficient to show their relationship to the proposed 
subdivision;  

 
    9) All properties that are “Not A Part” of the map and/or are 

designated remainders shall be clearly delineated;  
 
    10) Contour lines at five-foot intervals or less where the slope 

of the land is one percent (1%) or more, and contour lines 
at two-foot intervals or less where the slope of the land is 
less than one percent (1%).  Topographic information 
shall be sufficient fully to show the configuration of the land 
and any and all depressions that present drainage 
problems, and shall extend beyond the tract boundaries 
where necessary to show essential conditions;  
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    11) A preliminary 100-scale grading plan (40-scale grading 
plans are required for maps in the RC - Residential 
Conservation Zones) shall be submitted with the map 
which includes how the grading relates to existing contours 
on adjoining property, location of trees, rock outcroppings, 
arroyos, blue line streams, and other significant natural 
features;  

 
    12) The outlines of groves of trees and orchards, the 

approximate location of other trees with a trunk diameter of 
six inches or more, and an indication of all trees that are to 
remain on the lots;  

 
    13) Location, width and direction of flow of all watercourses 

and the outline of any area subject to flooding or storm 
water overflow;  

 
    14) Location of all railroads, buildings and other structures, 

structures for demolition, and all natural obstacles, and an 
indication of any physical restrictions or conditions in the 
subdivision which affect the use of the property; distances 
between all buildings to remain and property lines shall be 
shown;  

 
    15) Locations, widths and purposes of all existing and 

proposed easements for utilities, drainage and other public 
purposes, shown by dashed lines;  

 
    16) Locations of existing utilities in and adjacent to the tract; 

size and invert elevation of sanitary and storm sewers; size 
of water mains; if sewers and water mains are not in or 
adjacent to the tract, the direction and distance to the 
nearest sewer and water main with invert elevation of 
sewer and size of main;  

 
    17) Locations, widths and grades of all public streets, private 

streets, alleys, pedestrian ways and other rights-of-way, 
and proposed street names; the radius of each curve; any 
planned line for street widening or for any other public 
project in or adjacent to the tract;  

 
    18) Lines and approximate dimensions of all lots and the 

number assigned to each lot; the total number of lots, the 
approximate area of each lot and the total area of the map;  

 
    19) Boundaries of existing and proposed public areas in or 

adjacent to the tract, with the nature of each indicated by 
label; the area of each parcel proposed for public use to 
the nearest one-tenth acre, including any areas proposed 
to be dedicated as parkland per the requirements of 
Government Code Section 66477 et seq (Quimby Act);  
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    20) Proposals for handling storm water and drainage;  
 
    21) Areas designated for preservation or protection from 

development due to their status as sensitive or protected 
biological habitat, archaeological resource areas, 
significant geological formations, or other environmentally 
important or legally designated lands, as so identified by 
local Code and/or applicable county, state, or federal 
regulations; and  

 
    22) The following drawings and statements shall be filed on or 

along with the tentative map:  
 
     i. A vicinity map showing the location of the proposed 

subdivision;  
 
     ii. A statement of the total area of the tentative map;  
 
     iii. For mixed use developments, a statement of the 

total area of the land used for each type of use;  
 
     iv. A statement of the proposals for sewage disposal, 

water supply, electric service, gas service, 
telephone service, television reception and for other 
utilities;  

 
     v. Any application and the drawings and documents 

required to be filed therewith for any modification 
that may be proposed in accordance with Chapter 
18.230 Modifications; and  

 
     vi. Any application and the drawings and documents 

required to be filed therewith for hillside grading 
pursuant to Title 17.  

 
     vii. Cross sections at the perimeter, location and 

design of required trails, Water Quality 
Management Plan and location of any needed 
detention basins, and other information as 
requested by Planning Division Staff on a case by 
case basis.  

 
    23) FEMA Flood Zone Designation. 
 
    24) Size, type and location of proposed water quality best 

management practices. 
 
  2. Tentative Vesting Map.  
 
   a. A tentative vesting map shall be filed in the same form and have 

the same contents, accompanying data and reports and shall be 
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processed in the same manner as set forth for a Tentative Map 
and shall have printed conspicuously on its face the words 
“Tentative Vesting Map.”  

 
   b. At the time a tentative vesting map is filed, a subdivider shall also 

supply the following information unless an item(s) is determined by 
the Zoning Administrator not to be necessary:  

 
    1). Height, size, and location of buildings;  
 
    2). Sewer, water, storm drain, and road details;  
 
    3). Information on the uses to which the buildings will be put;  
 
    4). Detailed grading plans pursuant to Title 17;  
 
    5). An engineer's drainage study approved by the City Public 

Works Department;  
 
    6). Building, landscaping, irrigation and sign plans when 

required for the project by Title 19 of the Riverside 
Municipal Code or application for development plan or plot 
plan approval when required by Title 19 of the Riverside 
Municipal Code;  

 
    7). A traffic study approved by the City Public Works 

Department and Planning Division, unless waived;  
 
    8). A geologic study approved by the City Engineer for 

properties identified as being subject to liquefaction;  
 
    9). An acoustical study approved by the Building Official for 

properties requiring such studies by Title 16 of the 
Riverside Municipal Code;  

 
    10). An application for rezoning the property if the proposed 

use or density is not permitted in the current zone; and  
 
    11). A detailed parking analysis (not required for maps creating 

single family residential lots only).  
 
  3. Lot Line Adjustments, Lot Consolidation and Lot Merger/Unmergers.  
 
   The application shall be accompanied by a site plan indicating the current 

ownership, property lines, existing structures, any encumbrances and 
such other data and information as may be prescribed by the Planning 
Division.  Any application for property in the Residential Conservation 
(RC) Zone shall be accompanied by a topographical map, a proposed 
grading plan and a proposed development plan unless waived by the 
Zoning Administrator.  
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  4. Parcel Map Waiver.  
 
   Any person wishing to waive the requirement for the preparation and 

recordation of a parcel map and who has a recorded a Certificate of 
Compliance for Parcel Map Waiver shall first submit to the City Surveyor 
the following:  

 
   a. An approved tentative map meeting the requirements of this Title 

for a tentative map and conforming to the approved configuration 
and revisions as stipulated by the Approving or Appeal Authority;  

 
   b. Names and addresses of fee owner and the subdivider if different 

from the owner;  
 
   c. Riverside County Assessor’s parcel number(s);  
 
   d. A preliminary title report or a similar report indicating the 

encumbrances, if any, on the property;  
 
   e. The application shall be accompanied by a processing fee as 

established by the City’s Fee Resolution;  
 
   f. A legal description and plat signed by a licensed land surveyor or 

civil engineer authorized to practice land surveying clearly 
describing the new parcels as shown on the approved tentative 
map;  

 
   g. An unsigned, acknowledge statement in a format acceptable to 

the City Surveyor satisfying all of the requirements of Section 
66436 of the California Government Code;  

 
   h. An unsigned certificate or statement in a format acceptable to the 

City Surveyor satisfying the requirements of Section 66492 of the 
California Government Code; and  

 
   i. An unsigned certificate or statement and security in a format 

acceptable to the City Surveyor satisfying the requirements of 
Section 66493 of the California Government Code if any part of 
the subject property is subject to a lien of taxes or special 
assessments collected as taxes which are not yet payable and 
any lot lien created by the subdivision would bisect any existing 
assessor's parcel.  

 
  5. Determination of Compliance.  
 
   Applications for a determination of compliance can be filed and shall be 

signed by any person owning real property or a vendee of that person 
pursuant to a contract of sale of the real property, or at the request of an 
interested party, see 18.120.020 Determination of the City Surveyor.  
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 C. Final Tract, Parcel, Vesting, Reversion to Acreage, Condominium and 
Environmental Subdivision Maps.  

 
  1. General Requirements.  
 
   The final map shall:  
 
   a. be prepared by or under the direction of a registered civil engineer 

authorized to practice land surveying or licensed land surveyor 
and shall conform to all of the following provisions and those set 
forth in Government Code 66434;  

 
   b. conform substantially with the tentative map approved by the 

Approving Appeal Authority, including all amendments, conditions, 
modifications and provisions made or required by the Approving or 
Appeal Authority, or as modified on appeal, and shall comply with 
this Title, all other applicable Codes, Specific Plans, General Plan 
and planned street lines that are in effect as of the filing date;  

 
   c. be based upon a survey, except for a final parcel map;  
 
   d. be legibly drawn, printed or reproduced by a process guaranteeing 

a permanent record in black on white tinted mylar, 3 mil or 4 mil 
thick.  Lines, fonts, characters and duplication shall comply with 
all standards of the County of Riverside Assessor, Clerk and 
Recorder in effect at the time of recordation;  

 
   e. have the size, content and format of each sheet in compliance 

with all standards of the Subdivision Map Act and City Ordinance.  
Each sheet shall show the map number, shall contain a north 
point, shall contain complete engineer's notes and shall show the 
scale of the map;  

 
   f. have a title sheet provided which shall indicate the map number 

and such other descriptive information as may be necessary.  For 
a final parcel map a title containing the words "PARCEL MAP" and 
such other descriptive information as may be necessary, including 
the map number.  Below the title shall be a subtitle consisting of 
a general description of the property being subdivided by 
reference to recorded maps, or by reference to the plat of a United 
States survey.  References to tracts and subdivisions in the 
description shall be worded identically with original records, and 
references to book and page of record shall be complete. The 
words "City of Riverside" if the map is entirely within the City, or 
the words "Partly in the City of Riverside and partly in 
unincorporated territory of Riverside County" if the map is partly in 
unincorporated territory shall be included on the title page.  The 
title page also shall contain all of the required certificates, 
acknowledgments, endorsements, acceptances, dedications and 
notarial seals.  Where the size of a subdivision permits, in lieu of 
a title sheet, the information prescribed above may be shown on 
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the same sheet as the final map;  
 
   g. include the north point with basis of bearing, scale and date of 

map;  
 
   h. include the boundaries of the subdivision, indicated by distinctive 

symbols approved by the Public Works Department and clearly so 
designated.  Such border shall not obliterate any figures or other 
data.  All lines shown on the map which do not constitute a part 
of the subdivision shall be clearly distinguishable from those lines 
which are a part of the subdivision and any area enclosed by such 
lines shall be labeled "Not a part of this subdivision."  The map 
shall show the definite location of the subdivision, and particularly 
its relation to surrounding surveys;  

 
   i. contain survey data, including:  
 
    1). monuments, stakes, or other evidences set or found on the 

ground to determine the boundaries of the tract;  
 
    2). corners of all adjoining properties identified by lot and 

block number, tract name, or place of record, or by section, 
township and range, or other proper designation;  

 
    3). all information and data necessary to locate and retrace 

any and all exterior boundary lines, lot, or block lines, 
including basis of bearings;  

 
    4).  bearings and distances of straight lines;  
 
    5). the radius, central angle and length of each curve and 

such additional information as may be necessary to 
determine the location of the centers of curves;  

 
    6). the centerlines of all streets in and adjoining the 

subdivision, indicating all permanent monuments found or 
placed and making reference to a map or field book 
wherever the Public Works Department has established 
such centerline.  If any points were reset by ties, the 
source and detail of relocation data used shall be stated;  

 
   j. show all lots or parcels intended for sale or reserved for private 

purposes, all parcels offered for dedication to the City or any other 
public agency for any purpose and designated remainders with all 
dimensions, boundaries and courses clearly shown and defined in 
each case;  

 
   k. be numbered consecutively without block identification. Parcels 

offered for dedication or to be used as streets, alleys, pedestrian 
ways and nonaccess barrier strips shall be identified by letters;  
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   l. show the location and width of all streets, alleys, pedestrian ways 
and other rights-of-way and the portions thereof offered for 
dedication; the names of streets; and the widths of existing 
dedications, if any, in the subdivision;  

 
   m. show the lines of all easements to which the lots are subject.  

Each easement shall be clearly identified as to nature and 
purpose; and if already recorded, its recorded reference shall be 
given.  If any easement is not definitely located and of record, a 
statement of such easement shall appear on the title sheet.  
Easements shall be denoted by fine dashed lines. Distances and 
bearings on the side lines of lots which are cut by easements shall 
be shown so that the map will clearly indicate the actual lengths of 
the lot lines.  The width of the easements and the lengths and 
bearings of the lines thereof, and sufficient ties thereto to definitely 
locate the easements with respect to the subdivision shall be 
shown;  

 
   n. show the locations and widths of nonaccess barrier strips;  
 
   o. show all limitations on rights of access to and from streets and lots 

and other parcels of land;  
 
   p. show the lines of any stream, channel or body of water in or 

adjacent to the subdivision, and the outlines of any area subject to 
flooding or storm water overflow;  

 
   q. show the location, width and name of any street and the location 

and width of any alley, railroad right-of-way or other right-of-way 
adjacent to the subdivision;  

 
   r. show any City boundary crossing or adjoining the subdivision;  
 
   s. note when a soils report has been prepared in accordance with 

Section 18.090.050, together with the date of the report and the 
name of the engineer making the report; and  

 
   t. show any open space easement areas.  
 
  2. Final Parcel Map.  
 
   For a Final Parcel Map the following shall also be included:  
 
   a. The location of any remainder of the original parcel shall be shown, 

but need not be shown as a matter of survey, but only by 
reference to the existing record boundaries of such remainder if 
such remainder has a gross area of five (5) acres or more;  

 
   b. All parcels, excluding remainder parcels, shall be numbered or 

otherwise designated with all dimensions, boundaries, and 
courses clearly shown and defined in each case;  

RIVERSIDE MUNICIPAL CODE RIVERSIDE, CALIFORNIA



   c. The location and width of streets, alleys, pedestrian ways and 
other easements and the portions thereof dedicated or offered for 
dedication to the City, including their recording references; and the 
names of streets;  

 
   d. The lines of easements to which the lots are subject, shown in fine, 

dashed lines, and the lines, bearings, and dimensions of 
easements deeded to the City; and  

 
   e. Limitations on rights of access to and from streets.  
 
  3. Final Reversion to Acreage Map.  
 
   For a reversion to acreage map each lot or parcel and the number thereof 

being eliminated shall be shown in fine, dashed lines.  
 
 D. Lot Line Adjustments, Consolidations and Merger/Unmergers.  
 
  Upon receipt of Conditional Approval the applicant shall submit the required 

property descriptions and documentation to the City's Surveyor for review and 
comment.  The applicant shall promptly submit to the Surveyor any additional 
information or corrected documents as deemed necessary upon written request 
from the Surveyor.  

 
  The applicant shall also take all necessary steps to insure that all conditions 

imposed by the Approving or Appeal Authority are completed to the satisfaction 
of the affected department.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 

 
18.150.060 Water Discharge, Adequate Water Supply Requirements and Storm Water 

Run-off. 
 A. Waste Discharge.  The Planning Commission or Zoning Administrator shall also 

determine whether the discharge of waste from the proposed subdivision or 
permit into the existing community sewer system would result in violation of 
existing requirements prescribed by the California Regional Water Quality 
Control Board Santa Ana Region pursuant to Division 7 (commencing with 
Section 13000) of the Water Code.  In the event the Planning Commission finds 
that the proposed waste discharge would result in or add to violation of 
requirements of such board, it may disapprove the tentative maps of the 
subdivision.  

 
 B. Water Supply.  In addition to the required drawings and statements above, 

proposed residential subdivisions with five-hundred (500) or more dwelling units 
shall include with the tentative map application written verification from the 
applicable public water system that is proposed to serve the subdivision that a 
sufficient water supply is available to serve the development pursuant to State 
Law.  

 
 C. Storm Water Run-off.  In addition to the required drawings and statements 

above, all applications requiring discretionary approval shall have submitted with 
the application a project-specific Water Quality Management Plan (WQMP) 
pursuant to the requirements of the Municipal Separate Sewer (MS4) Permit.  
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(Ord. 6968 §1, 2007) 
 
18.150.070 Processing Application. 
 A. Filing of Tentative Maps.  
 
  An application shall be filed with the City Planning Division.  
 
  The City Planning Division shall prepare a written report on a tentative map to the 

Approving Authority and the Approving Authority shall take action within fifty (50) 
days after the City’s acceptance of the filing of a completed application for the 
map with the City.  

 
  Any report or recommendation on a tentative map by the Approving Authority 

shall be in writing and a copy served on the subdivider and on each tenant of the 
subject property, in the case of a proposed conversion of residential real property 
to a condominium project, community apartment project or stock cooperative 
project, at least three (3) days prior to any hearing or action on such map by such 
Approving Authority.  

 
  Pursuant to Section 66451.2, fees may be collected from the subdivider for 

expenses incurred under this section.  
 
  5. Indemnification.  
 

 a. With the submittal of any application, the owner and/or applicant agrees 
that upon approval of its application the owner and/or applicant shall defend, 
indemnify, including reimbursement, and hold harmless the City of Riverside, its 
agents, officers and employees from any claim, action or proceeding against the 
City of Riverside, its agents, officers or employees, that attacks, set asides, voids, 
or annuls, any approval by the City concerning: 

 
i. Any such approval of the City: and/or 
 
ii. An action taken to provide environmental clearance under the California 

Environmental Quality Act (CEQA) by its advisory agencies, appeal 
boards or City Council. 

 
 b. The owner and/or applicant shall execute an indemnification agreement in 

a form acceptable to the City Attorney.  
 
 c. In the event any claim, action or proceeding is brought, the City shall 

promptly notify the owner and/or applicant of the existence of the proceeding and 
the City will cooperate fully in the defense of the proceeding. Nothing in this 
section shall prohibit the City from participating in the defense of any proceeding. 

 
 d. In the event that the applicant is required to defend the City in connection 

with any proceeding described in this section, the City shall retain the right to 
approve:  

 
i. The counsel to so defend the City; 
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ii. All significant decisions concerning the manner in which defense is 
conducted; and 

 
iii. Any and all settlements, which approval shall not be unreasonably 

withheld. 
 

  e. The City shall also have the right not to participate in the defense, except 
that the City agrees to cooperate with the applicant in the defense of the 
proceeding. If the City chooses to have counsel of its own defend any proceeding 
where the applicant has already retained counsel to defend the City in such 
matters, the fees and expenses of the counsel selected by the City shall be paid 
by the City. 

 
 B. Filing of Lot Line Adjustments, Consolidations and Merger/Unmergers.  Upon 

receipt of a complete application, copies thereof shall be referred to other 
appropriate City departments or other public or private agencies affected, 
together with a request for a written recommendation and any conditions to 
conform with existing General Plan, Zoning and Building Codes or to facilitate the 
relocation of existing utilities, infrastructure or easements which should be 
imposed on the approval of the application.  The referral from the Public Works 
Department shall state that any recommendations, comments or recommended 
conditions must be returned to the Public Works Department within fifteen (15) 
days and that failure to do so shall be deemed approval by that department or 
agency of the requested lot line adjustment, consolidation or merger/unmerger 
without conditions.  

 
 C. Filing of Parcel Map Waivers.  Upon receipt of the completed application, copies 

thereof shall be referred to other appropriate City departments or other public or 
private agencies affected, together with a request for a written recommendation 
and any conditions.  The referral from the Public Works Department shall state 
that any recommendations, comments or suggested conditions must be returned 
to the Public Works Department within fifteen (15) days and that failure to do so 
shall be deemed approval by that department or agency of the requested waiver 
of parcel map without conditions.  

 
 D. Filing of Certificates of Compliance.  
 
  1. Upon receipt of and acceptance of a completed application by the Public 

Works Department, including the required processing fee, the application 
shall be referred by the  to the City's Surveyor for review to make a 
determination as to whether or not the real property complies with the 
applicable provisions of the Subdivision Map Act and this Title.  

 
  2. Such determination shall be made within fifteen (15) days after 

acceptance of the completed application; provided, however, that date 
may be extended by the period of time necessary for the applicant to 
provide such additional information as may be reasonably requested by 
the Surveyor in writing in order to ascertain the status of the subject 
property.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 
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18.150.080 Subdivision Committee. 
A. Referrals.  

 
  Following the determination of a complete application for a tentative map as 

required under Section 18.150.040 Initial Application Completeness Review, the 
Planning Division shall transmit copies of the tentative map and, where 
applicable, of the accompanying drawings and statements to members of the 
Subdivision Committee, together with a request for written recommendations on 
the proposed subdivision to be returned to the Planning Division within fifteen 
(15) days.  The transmittal to the Subdivision Committee shall include a 
notification of the Subdivision Committee meeting date.  The Community & 
Economic Development Department Director may transmit additional applicable 
copies to such other public and private agencies or departments as may be 
affected by the proposed subdivision, together with requests for written 
recommendations thereon within fifteen (15) days  (California Government Code 
Section 66453).  Failure to submit such written recommendations may be 
deemed recommended approval of the proposed subdivision and limit further 
ability to comment on the map or recommend conditions of approval.  

 
 B. Subdivision Committee Meeting.  
 
  The Planning Division shall, within forty (40) days after the filing of a complete 

application for a tentative map, hold a conference between the subdivider and 
the Subdivision Committee.  The Committee shall advise the subdivider 
regarding conformity of the map with the provisions of this Title and other 
applicable Codes, and conformity of the proposed uses with General Plan and 
the Zoning Code, and shall advise on possible improvements in the design of the 
proposed subdivision as well as possible requirements and conditions of map 
approval.  The Committee also shall advise on the requirements, if any, of other 
City departments and County, special district, State, and other public and private 
agencies affected by the proposed subdivision.  

 
 C. Report of the Subdivision Committee Meeting.  
 
  Following the Subdivision Committee meeting, the Planning Division shall furnish 

to the subdivider a written copy of the report and recommendations on the 
tentative map to be presented to the Planning Commission.  The report shall be 
given to the subdivider at least three (3) days prior to the consideration of the 
map by the Planning Commission (California Government Code Section 
66452.3).  Copies of the report may be transmitted to other public or private 
agencies affected by the proposed subdivision.  (Ord. 7341 §7, 2016; Ord. 6968 
§1, 2007) 

 
18.150.090 Environmental Review. 
After acceptance of a complete application, the project shall be reviewed in accordance with the 
environmental review procedures of the California Environmental Quality Act (Public Resources 
Code Section 21000 et seq.) and the City’s resolution for implementing the California 
Environmental Quality Act.  (Ord. 6968 §1, 2007) 
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18.150.100 Zoning Administrator Review. 
 A. Tentative Parcel Map.  
 
  1. Tentative parcel maps that meet all of the criteria listed below can be 

approved by the Zoning Administrator in accordance with the Subdivision 
Map Act.  The City Manager shall have the authority to enter into all 
agreements related to the approval of the parcel map.  

 
   a. The existing parcel has an average natural slope no greater than 

20 percent (20%).  
 
   b. All necessary infrastructure and utilities are provided to the 

proposed parcels in a manner consistent with City standards.  
 
   c. The map would create no more than four (4) parcels.  
 
   d. None of the conditions of California Government Code Section 

66474, Grounds for Denial of Tentative or Parcel Map, exist. 
These conditions include:  

 
    1) That the proposed map is not consistent with the 

applicable General Plan and Specific Plans as specified in 
Section 65451.  

 
    2) That the design or improvement of the proposed 

subdivision is not consistent with applicable General and 
Specific Plans.  

 
    3) That the design is not physically suitable for the type of 

development.  
 
    4) That the site is not physically suitable for the proposed 

density of development.  
 
    5) That the design of the subdivision or the proposed 

improvements are likely to cause substantial environmental 
damage or substantially and avoidably injure fish or wildlife 
or their habitat.  

 
    6) That the design of the subdivision or type of improvements 

is likely to cause serious public health problems.  
 
    7). That the design of the subdivision or the type of 

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

 
 B. Lot Line Adjustments, Lot Consolidations and Lot Merger/Unmergers.  
 
  1. The City Surveyor shall conditionally approve an application for a lot line 

adjustment, lot consolidation or lot merger/unmerger upon a finding that 
the property involved meets all the following criteria:  

 
   a. The parcels are physically contiguous and not separated by any 

public right-of-way.  
 
   b. No additional parcels will be created.  
 
   c. The resulting parcels comply with all applicable requirements of 

Title 19 of this Code, unless in conjunction therewith a variance is 
granted by the Zoning Administrator pursuant to the provisions of 
Title 19.720 of this Code.  

 
   d. The proposed adjustment, consolidation or merger/unmerger and 

the resulting parcels comply with applicable requirements as to 
area, improvement and design, floodwater drainage control, 
appropriate improved public roads, sanitary disposal facilities, 
water supply availability, environmental protection and other 
requirements of this Title.  

 
   e. No new streets or street extensions are created, although 

dedications for street rights-of-way may be required in accordance 
with the provisions of Section 13.16.060 of the Riverside Municipal 
Code.  

 
   f. In the case of properties proposed to be created by a lot line 

adjustment, lot consolidation or lot merger/unmerger with an 
average natural slope of 20% or greater, an Initial Study needs to 
be prepared and a Negative Declaration adopted in accordance 
with the City's California Environmental Quality Act – CEQA 
Resolution.  

 
  2. The City Surveyor may only impose such conditions to a conditional 

approval of the lot line adjustment, lot consolidation or lot 
merger/unmerger as may be necessary to conform to the City's Zoning 
and building regulations including those regulations applicable to the 
issuance of a building permit set forth in Section 13.16.060 of the 
Municipal Code, to require the prepayment of real property taxes prior to 
the approval of the lot line adjustment, lot consolidation or lot 
merger/unmerger, or to facilitate the relocation of existing utilities, 
infrastructure or easements.  No tentative map, parcel map or final map 
shall be required as a condition of the approval of a lot line adjustment, lot 
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consolidation or lot merger/unmerger.  
 
  3. The City Surveyor may refer the lot line adjustment, lot consolidation or 

lot merger/unmerger to the Planning Commission.  
 
 C. Parcel Map Waivers  
 
  1. Findings for Waiver.  The City Surveyor and City Engineer, shall grant 

the application for a waiver of the parcel map only upon a finding that the 
proposed division of land complies with the requirements established by 
the Subdivision Map Act and this Title as to area, improvement and 
design, floodwater drainage control, appropriate improved public roads, 
sanitary disposal facilities, water supply availability, environmental 
protection, and such other requirements as therein set forth.  

 
  2. Conditions.  The City Surveyor shall condition the waiver of a parcel map 

upon the filing of a tentative map as set forth in this Title conforming to 
the configuration of each parcel as approved by said Commission, and 
upon the filing of such documents as may be necessary to meet the 
requirements of the Subdivision Map Act or this Title including a signed 
and acknowledged statement satisfying all of the requirements of Section 
66436 of the Subdivision Map Act and a certificate or statement satisfying 
the requirements of Section 66492 of the Subdivision Map Act.  

 
  3. Effective Date; Appeal.  The decision of the City Surveyor to either grant 

or deny the application for the waiver of a parcel map shall be final and 
effective ten (10) days following its decision unless the applicant or any 
other interested person files a notice of appeal to the Planning 
Commission within this time in accordance with the procedures as 
hereinafter set forth.  An appeal shall stay the decision of the City 
Surveyor until final action by the Planning Commission.  

 
 D. Certificate of Compliance  
 
  1. Review by Planning Commission.  If the matter of the issuance of a 

Conditional Certificate of Compliance is referred to the Planning 
Commission, the Zoning Administrator shall cause the matter to be 
placed on the next available agenda of said Commission.  At the time set 
for discussion, the Planning Commission shall receive a written report 
from the City Surveyor setting forth the actions taken on the matter and 
the facts and circumstances relied upon in arriving at such decision 
together with any recommended conditions.  The applicant or other 
interested party shall have an opportunity to present testimony orally 
and/or in writing.  The Planning Commission, acting in the capacity of the 
City Surveyor, may direct the issuance of a Conditional Certificate of 
Compliance, or a Certificate of Compliance if no conditions are imposed, 
in accordance with the provisions of this Chapter, if it finds that the 
property was divided in violation of the Subdivision Map Act or this Title 
and that the proposed real property may be approved as not being 
contrary to the public health or the public safety. The Planning 
Commission may impose such conditions as may be authorized in 
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accordance with Subsection C above.  The Planning Commission shall 
have the right to continue the matter from time to time as is reasonable in 
order to obtain additional information as said Commission determines 
necessary.  

 
  2. Effective Date; Appeal.  The decision of the City Surveyor or the 

Planning Commission acting in its capacity as City Surveyor shall be final 
and effective ten (10) days following the rendering of a decision, unless 
the applicant or other interested person files a notice of appeal to the City 
Council within this time in accordance with the procedures as hereinafter 
set forth.  An appeal shall stay the decision until final action by the City 
Council.  

 
  3. Notice of Appeal.  Notice of an appeal to the City Council of a decision of 

the City Surveyor or of the Planning Commission regarding the issuance 
of a Conditional Certificate of Compliance shall be filed by the applicant or 
any other interested party with the Planning Division within ten (10) days 
of such decision, together with such appeal fee as may be established in 
the City’s fee resolution.  The notice of appeal shall set forth the grounds 
of the appeal and the action or relief requested.  

 
  4. Setting Matter for Review.  The Planning Division shall promptly forward 

the notice of appeal to the City Clerk, together with any appropriate staff 
reports and the decision of the City Surveyor or the Planning Commission 
from which the appeal is made.  The City Clerk shall set the matter for 
discussion on the City Council's next available agenda; provided, 
however, the matter shall be set for consideration within thirty (30) days of 
receipt of the notice of appeal and appeal fee.  

 
  5. Review.  At the time set for discussion, the City Council shall receive a 

written report from the Public Works Department setting forth the facts 
and circumstances of the case and the decision of the City Surveyor or 
Planning Commission.  The applicant or any other interested person 
shall have an opportunity to present testimony orally and/or in writing.  
The City Council may affirm, reverse, or modify the decision of the City 
Surveyor or Planning Commission.  The City Council shall direct the 
issuance of a Conditional Certificate of Compliance, or a Certificate of 
Compliance if no conditions are to be imposed, if it finds that the property 
was divided in violation of the Subdivision Map Act or this Title and that 
the proposed real property may be approved as not being contrary to the 
public health or the public safety.  The City Council may impose such 
conditions as may be authorized in accordance with Subsection C above.  
The City Council shall have the right to continue the matter from time to 
time as is reasonable in order to obtain additional information as said City 
Council determines necessary.  The decision of the City Council shall be 
final and shall be effective immediately upon pronouncement of the 
decision.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 

 
18.150.110 Planning Commission Review. 
 A. Referrals to the Planning Commission from the Zoning Administrator or City 

Surveyor.  
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  1. An application for a parcel map, lot line adjustment, lot consolidation, lot 

merger/unmerger, parcel map waiver, certificate of compliance or time 
extension referred to the Planning Commission by the Zoning 
Administrator or City Surveyor shall be reviewed and acted upon by the 
Planning Commission acting in the capacity of Zoning Administrator or 
City Surveyor within sixty (60) days following the filing of the completed 
application with the Planning Division or Public Works Department in 
accordance with the following procedure:  

 
   a. Notice.  Notice of the date, time, place and purpose of the public 

meeting before the Planning Commission shall be given by 
mailing a notice, not less than ten (10) days prior to the date of 
such hearing, to the owner of the subject property or to said 
owner's duly authorized agent and to the project applicant, and to 
each affected agency, and to all owners of real property as shown 
on the latest equalized assessment roll abutting the real property 
which is the subject of the hearing.  Real property shall be 
considered abutting the subject property for the purpose of 
requiring notice if only separated by a public right-of-way and, 
except for such public right-of-way, the real properties would be 
abutting.  

   b. Review.  At the time set for hearing, the Planning Commission 
shall receive a written report from the Zoning Administrator and/or 
City Surveyor setting forth the facts and circumstances of the case.  
The applicant and any other interested party shall have an 
opportunity to present testimony orally and/or in writing.  The 
Planning Commission may conditionally approve or deny the 
application.  For lot line adjustments or lot consolidations the 
Planning Commission may conditionally approve the application 
provided it finds that the parcels are contiguous, no additional 
parcels will be created, the resulting parcels comply with all 
applicable requirements of Title 19 of this Code unless in 
conjunction therewith modifications are approved pursuant to 
Chapter 18.230 Modifications, and the proposed adjustment or 
consolidation and the resulting parcels comply with applicable 
requirements as to area, improvement and design, floodwater 
drainage control, appropriate improved public roads, sanitary 
disposal facilities, water supply availability, environmental 
protection, and other requirements of this Title unless in 
conjunction therewith modifications are approved pursuant to 
Chapter 18.230 Modifications.  

 
   c. Conditions.  The Planning Commission may impose conditions 

on the application.  However, the City Planning Commission can 
only impose such conditions to its conditional approval of the lot 
line adjustment or to its conditional approval of the lot 
consolidation as may be necessary to conform to the City's Zoning 
and building regulations including those regulations applicable to 
the issuance of a building permit as set forth in Section 13.16.060, 
to require the prepayment of real property taxes prior to the 
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approval of the lot line adjustment, or to facilitate the relocation of 
existing utilities, infrastructure or easements.  No tentative map, 
parcel map, or final map shall be required as a condition of the 
approval of a lot line adjustment or a lot consolidation.  

 
   d. Effective Date; Appeal.  The decision of the Planning 

Commission to conditionally approve or deny an application shall 
be final and effective ten (10) days following its decision unless 
the applicant or any other interested person files a notice of 
appeal to the City Council within this time in accordance with the 
procedures as hereinafter set forth.  An appeal shall stay the 
decision of the Planning Commission until final action by the City 
Council.  

 
 B. Tentative Tract, Vesting and Reversion to Acreage Maps  
 
  1. The Planning Commission shall consider tentative tract and tentative 

vesting maps, the accompanying drawings and statements, and the 
report and recommendations of the Subdivision Committee on the 
proposed subdivision within fifty (50) days of the filing of a complete 
application for the map and shall approve, conditionally approve, or 
disapprove the map and shall report its action in writing to the subdivider.  
Failure to act within said fifty (50) days shall be deemed approval of the 
tentative map insofar as it complies with other applicable requirements of 
this Title, Title 19, and other applicable provisions of the Municipal Code  
(California Government Code Section 66452.1 and 66452.4).  

 
  2. The Planning Commission action shall be based on conformity of the 

tentative tract or tentative vesting map with this Title, with other applicable 
Codes, Title 19, the quality of the design of the subdivision, compatibility 
with surrounding neighborhoods and the natural environment.  The 
Planning Commission shall not approve a map unless it has found that 
the proposed subdivision, together with the provisions for its design and 
improvement, is consistent with the General Plan.  

 
  3. The Planning Commission shall deny approval of the tentative tract or 

tentative vesting map if it makes any of the following findings:  
 
   a. That the proposed map is not consistent with applicable General 

and Specific Plans as specified in Section 65451;  
 
   b. That the design or improvement of the proposed subdivision is not 

consistent with applicable General and Specific Plans.  
 
   c. That the site is not physically suitable for the type of development;  
 
   d. That the site is not physically suitable for the proposed density of 

development;  
 
   e. That the design of the subdivision or the proposed improvements 

are likely to cause substantial environmental damage or 
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substantially and avoidably injure fish or wildlife or their habitat;  
 
   f. That the design of the subdivision or type of improvements is likely 

to cause serious public health problems.  
 
   g. That the design of the subdivision or the type of improvements will 

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

 
    If the map is disapproved by the Planning Commission, the 

subdivider shall be furnished with the statement of the reasons for 
such disapproval.  If the map is conditionally approved, the 
subdivider shall be furnished with a complete statement of the 
conditions of approval.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 
2007) 

 
18.150.120 Acceptance of Dedications or Offers of Dedication. 
After execution of the City Engineer’s certificate, either the City Manager or the City Council 
shall accept, accept subject to improvement or reject any and all dedications or offers of 
dedication.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 
 
18.150.130 Notice of Decision. 
 A. A notice of decision shall be required for maps and permits in accordance with 

the provisions of this section.  
 
 B. Within ten (10) days from the final action on an application, the Zoning 

Administrator or City Surveyor as appropriate shall send written notice of 
decision to the project applicant, other affected parties, and anyone who has 
requested to be notified.  The notice of decision shall identify the specific action 
of the Approving and Appeal Authority, including the date of action, applicable 
conditions, basis for determination, and appeal period.  

 
 C. The written decision of the City Surveyor to conditionally approve or deny the lot 

line adjustment, lot consolidation or lot merger/unmerger or to refer the 
application to the Planning Commission shall be issued within thirty (30) days 
after the filing of a complete application with the Planning Division.  If the lot line 
adjustment, lot consolidation or lot merger/unmerger is to be referred to the 
Planning Commission, the Zoning Administrator shall cause the application to be 
placed on the next available agenda of said Commission and notice of the 
hearing before the Planning Commission to be given.  The Planning 
Commission shall act in the capacity of the City Surveyor if the matter is referred 
to it by the City Surveyor.  (Ord. 7341 §7, 2016; Ord. 6968 §1, 2007) 
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18.150.140 Application Denial - Reapplication. 
Whenever an application or portion of an application has been denied or revoked and the denial 
or revocation becomes final, no new application for the same or similar request may be 
accepted within one year of the date of the action to deny or revoke, unless the Zoning 
Administrator determines that a new application is warranted due to a substantial change in land 
use on properties in the vicinity, improved infrastructure in the vicinity, altered traffic patterns, or 
any such similar change resulting in a changed physical environment.  (Ord. 6968 §1, 2007) 
 
18.150.150 Withdrawal of Application. 
Any subdivider or applicant wishing to withdraw an application at any time prior to action 
thereon by the Approving or Appeal Authority shall do so in writing.  (Ord. 6968 §1, 2007) 
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