
  

 

Agenda of the National City  

Housing Advisory Committee /  

Planning Commission  
Meeting of February 7, 2022 – 6:00 p.m. 

ONLINE ONLY MEETING 

https://www.nationalcityca.gov/webcast 

LIVE WEBCAST 

Council Chambers, Civic Center 

1243 National City Boulevard 

                            National City, CA  91950 
  

NOTICE: The health and well-being of National City residents, visitors, and employees during 

the COVID-19 outbreak remains our top priority.  The City of National City is coordinating 

with the County of San Diego Health Human Services Agency, and other agencies to take 

measures to monitor and reduce the spread of the novel coronavirus (COVID-19). The World 

Health Organization has declared the outbreak a global pandemic and local and state 

emergencies have been declared providing reprieve from certain public meeting laws such 

as the Brown Act. 

 

As a result, the National City Housing Advisory Committee and Planning Commission Meeting 

will occur only online to ensure the safety of City residents, employees and the communities we 

serve. A live webcast of the meeting may be viewed on the city’s website at 

https://www.nationalcityca.gov/webcast.   

 

PUBLIC COMMENTS: There are multiple ways you can make sure your opinions are heard 

and considered by our Housing Advisory Committee and Planning Commission as outlined 

below:  

 

Submit your public comment prior to the meeting: To submit a comment in writing, email 

PlcPubComment@nationalcityca.gov and provide the agenda item number and title of the item 

in the subject line of your email. Public comments or testimony is limited to up to three (3) 

minutes.  

 

If the comment is not related to a specific agenda item, indicate General Public Comment in 

the subject line. All email comments received by 4:00 p.m. on the day of the meeting will be 

read into the record at the Housing Advisory Committee and Planning Commission meeting and 

retained as part of the official record. All comments will be available on the City website within 

48 hours following the meeting.  

 

Register online and participate in live public comment during the meeting: To provide live 

public comment during the meeting, you must pre-register on the City's website at 

https://www.nationalcityca.gov/government/community-development/planning/public-comment 

by 4:00 p.m. on the day of the meeting to join the National City Housing Advisory Committee 

and Planning Commission Meeting.  

 

 

***Please note that you do not need to pre-register to watch the meeting online, but you 

must pre-register if you wish to speak.  
 

https://www.nationalcityca.gov/webcast
https://www.nationalcityca.gov/webcast
mailto:PlcPubComment@nationalcityca.gov
https://www.nationalcityca.gov/government/community-development/planning/public-comment
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Once registered, you will receive an email with a link from Zoom to join the live meeting. You 

can participate by phone or by computer. Please allow yourself time to log into Zoom before the 

start of the meeting to ensure you do not encounter any last-minute technical difficulties. 

***Please note that members of the public will not be shown on video; they will be able to 

watch and listen and speak when called upon.  
 

Public microphones will be muted until it is your turn to comment. Each speaker is allowed up 

to three (3) minutes to address the Housing Advisory Committee and Planning Commission. 

Please be aware that the Chair may limit the comments' length due to the number of persons 

wishing to speak or if comments become repetitious or unrelated. All comments are subject to 

the same rules as would otherwise govern speaker comments at the meeting. Speakers are asked 

to be respectful and courteous. Please address your comments to the Housing Advisory 

Committee and Planning Commission as a whole and avoid personal attacks against members 

of the public, Housing Advisory Committee members and Planning Commissioners, and City 

staff. 
 

Upon request, this agenda can be made available in appropriate alternative formats to persons 

with a disability in compliance with the Americans with Disabilities Act.  Please contact the 

Planning Department at (619) 336-4310 to request a disability-related modification or 

accommodation.  Notification 24 hours prior to the meeting will enable the City to make 

reasonable arrangements to ensure accessibility to this meeting. 

 

Welcome to the National City Housing Advisory Committee and Planning Commission meeting.  

The National City Housing Advisory Committee and Planning Commission conducts its meeting 

in the interest of community benefit.  Your participation is helpful.  These proceedings are video 

recorded.   

 

A. HOUSING ADVISORY COMMITTEE MEETING 

 

Roll Call 

 

Pledge of Allegiance by Committee Member Delos Santos 

 

Approval of Minutes 

 

1. Approval of Minutes from the Meeting of November 15, 2021 

 

Approval of Agenda 

 

2. Approval of the Agenda for the Meeting of February 7, 2022  

 

ORAL COMMUNICATIONS (3 MINUTE TIME LIMIT).   

NOTE:  Under State law, items requiring Housing Advisory Committee action must be brought 

back on a subsequent agenda unless they are of a demonstrated emergency or urgent nature.  
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PRESENTATIONS 

 

 OTHER BUSINESS 

 

3. Presentation on the Focused General Plan Update and “House National City” for the City 

of National City. 

 

STAFF REPORTS 

 

Deputy City Attorney  

 

Director of Community Development 

 

Director of Housing 

 

Committee Members 

 

Chairperson 

 

ADJOURNMENT  

 

Adjournment to the regularly scheduled meeting on April 18, 2022 at 6:00 p.m.  

 

 

 

B. PLANNING COMMISSION MEETING 

 

Roll Call  

 

Approval of Minutes 

 

4. Approval of Minutes from the Meeting of November 15, 2021 

 

Approval of Agenda 

 

5. Approval of the Agenda for the Meeting on February 7, 2022 

 

ORAL COMMUNICATIONS (3 MINUTE TIME LIMIT).   

NOTE:  Under State law, items requiring Planning Commission action must be brought back on 

a subsequent agenda unless they are of a demonstrated emergency or urgent nature.  

 

PRESENTATIONS 

 

CONTINUED PUBLIC HEARINGS 

 

 



Housing Advisory Committee –  

Planning Commission Meeting 

Meeting of February 7, 2022 

Page 4 

 

PUBLIC HEARINGS 

 

6. Resolution taking action on a Negative Declaration for a Tentative Parcel Map for the 

subdivision of one lot into four at 1616 ‘M’ Avenue with exceptions for less than 

required lot width and minimum lot size. (Case File No. 2021-22 LS) 

 

7. Resolution taking action on a Conditional Use Permit for the modification of an existing 

wireless communications facility located at 1215 Wilson Avenue.  (Case File No. 2021-

09 CUP) 

 

8. Resolution taking action on a Conditional Use Permit for the relocation of an existing 

wireless communications facility located at 1320 Highland Avenue. (Case File No. 2022-

02 CUP) 

 

 OTHER BUSINESS 

 

9. Resolution taking action on a review of a proposed street vacation of a portion of Kimball 

Way, north of East 14th Street and northwest of the intersection with ‘F’ Avenue for 

Conformance with the General Plan. (Case File No. 2021-23 SC) 

 

10. Resolution taking action on a request for reduction in off-street commercial parking spaces 

for an existing industrial building located at 2940 Hoover Avenue. (Case File No. 2021-28 

SPR)  

 

11. Discussion – Newly Amended City Council Policy #107 – Appointment to Boards, 

Commission and Committees 

 

 

STAFF REPORTS 

 

Deputy City Attorney 

  

Director of Community Development 

 

Principal Planner 

 

Commissioners 

 

Chairperson 

 

ADJOURNMENT  

 

Adjournment to the regularly scheduled meeting on March 7, 2022 at 6:00 p.m.  



             Item no.  1   

          February 7, 2022 

 
Special Housing Advisory Committee 

Minutes 
 
Special Housing Advisory Committee portion of the Housing 
Advisory Committee/Planning Commission Meeting  
Meeting of November 15, 2021 
ONLINE ONLY MEETING 
https://www.nationalcityca.gov/webcast 
LIVE WEBCAST 
Council Chambers, Civic Center 
1243 National City Boulevard 
National City, CA  91950 

 
These minutes have been abbreviated.  Video recordings of the full proceedings 
are on file and available to the public.     
 
Agenda Items 
 
The meeting was called to order by Chair Dela Paz at 6:00 p.m.     
 
Roll Call 
 
Committee Members Present: Dela Paz, Sanchez, Sendt, Roman, Valenzuela, 
Yamane, Natividad 
 
Committee Members Absent: Delos Santos 
 
Staff Also Present: Director of Community Development Armando Vergara, 
Director of Housing Carlos Aguirre, Deputy City Attorney Gabriela Torres 
 
Pledge of Allegiance Presented by Committee Member Dela Paz  
 
1. Approval of Minutes from the Meeting of July 19, 2021 

 
Motion by Yamane, second by Roman to approve the Minutes for the 
Meeting of July 19, 2021.   
 

 
 
 
 

https://www.nationalcityca.gov/webcast
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Motion carried by the following vote: 
 
Ayes: Dela Paz, Sanchez, Sendt, Roman, Valenzuela, Yamane, 
Natividad 
Abstain: None. 
Noes: None. 
Absent: Delos Santos 
 
Motion approved.  

 
2. Approval of the Agenda for the Special Meeting on November 15, 2021 

 
Motion by Yamane, second by Sendt to approve the Agenda for the 
Special Meeting of November 15, 2021.   
 

Motion carried by the following vote: 
 
Ayes: Dela Paz, Sanchez, Sendt, Roman, Valenzuela, Yamane, 
Natividad 
Abstain: None. 
Noes: None. 
Absent: Delos Santos 
 
Motion approved.  
 

ORAL COMMUNICATION:  None. 
 
PRESENTATIONS: None.  

 
OTHER BUSINESS:  
 

3. Adoption of 2022 Housing Advisory Committee Meeting Dates 
 
Motion by Natividad, second by Sendt to approve the Adoption of 
2022 Housing Advisory Committee Meeting Dates with the addition 
of February 7, 2022 to the calendar. 
 

Motion carried by the following vote: 
 
Ayes: Dela Paz, Sanchez, Sendt, Roman, Valenzuela, Yamane, 
Natividad 
Abstain: None. 
Noes: None. 
Absent: Delos Santos 
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Motion approved.  
 

STAFF REPORTS: None.  
 

Deputy City Attorney Gabriela Torres: None. 
 
Director of Community Development Armando Vergara: None. 
 
Director of Housing Carlos Aguirre: Spoke to an online workshop scheduled for 
December 8, 2021 from 6:30-8:00 p.m. regarding proposed Land Use and 
Housing components of the General Plan Update. He advised that the workshop 
would be posted on the City’s website.  
 
In response to a question posed by Committee member Natividad, Mr. Aguirre 
advised that members of the public could call 211 for housing and rental 
assistance.  
 
There were no other reports from the Committee members. 
 

ADJOURNMENT by Chair Dela Paz at 6:23 p.m. to the meeting of April 18, 2022. 
 

__________________ 
        CHAIRPERSON 
 

 
The foregoing minutes were approved at the Meeting of February 7, 2022.  



Item no.   3 

February 7, 2022 
 
 
 

CITY OF NATIONAL CITY - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
 

HOUSING ADVISORY COMMITTEE STAFF REPORT 
 
Title:  PRESENTATION ON THE FOCUSED GENERAL PLAN UPDATE AND 

HOUSE NATIONAL CITY FOR THE CITY OF NATIONAL CITY  
 
I. BACKGROUND 
 
On August 3, 2021, the City Council adopted the Housing Element covering the planning period 
from April 2021 to April 2029 (6th Cycle).1 On November 10, 2021, the California Department of 
Housing and Community Development (HCD) provided a letter certifying the Housing Element.2 
As a part of the Housing Element, the City adopted a variety of programs to accelerate housing 
production and advance pro-housing policies.3 These programs include but are not limited to:  
 

 Program 8: Focused General Plan and Climate Action Plan (CAP) Update – Infill and 
Transit-Oriented Development Opportunities 

 Program 9: Complete Communities Incentive Program 

 Program 21: Affordable Housing Priority Production 

 Program 22: Residential Priority Production for Mixed-Use Corridors and Districts 

 Program 23: Site Inventory Outreach and Incentives 
 
In March 2020, National City initiated the Focused General Plan Update (FGPU) to support housing-

related goals, comply with changes in State legislation, and coordinate growth through a holistic 

process. To follow the adoption of the Housing Element, the Land Use Element, Transportation 

Element, Safety Element, and Climate Action Plan are being updated. The Downtown Specific Plan, 

Westside Specific Plan, and Municipal Code are being updated for consistency, as well. Additionally, 

new Objective Design Standards are being created to comply with State legislation and streamline 

the housing approval process. One environmental document, a Supplemental Program 

Environmental Impact Report (SEIR), is being prepared to analyze these actions.  

 

The City’s Land Use approach is a key factor that will shape the supporting contents of the Focused 

General Plan Update. Land use recommendations are summarized below and presented for 

information to the Planning Commission and Housing Advisory Committee. The next step in the 

process will be for the consultant team to begin modeling preferred land use recommendations and 

develop alternatives per the California Environmental Quality Act (CEQA).  

                                                 
1 https://www.nationalcityca.gov/home/showpublisheddocument/27701/637741241489300000  
2 https://www.nationalcityca.gov/home/showpublisheddocument/27697/637740628419670000  
3 https://www.nationalcityca.gov/home/showpublisheddocument/27685/637740557503670000  

https://www.nationalcityca.gov/home/showpublisheddocument/27701/637741241489300000
https://www.nationalcityca.gov/home/showpublisheddocument/27697/637740628419670000
https://www.nationalcityca.gov/home/showpublisheddocument/27685/637740557503670000


Housing Advisory Committee/ 
Planning Commission Meeting 
Meeting of February 7, 2022 
Page 2 
 
 
II. OUTREACH SUMMARY 

 

The land use recommendations summarized within this staff report reflect the culmination of 

approximately two (2) years of analysis and outreach. Due to the COVID-19 pandemic and 

consistent with official public health guidance, outreach activities were shifted from in-person events 

to virtual platforms. To address potential barriers to participation and maximize reach, a variety of 

media and activities were used to share information and gather input. These activities were outlined 

in the project’s Community Engagement Plan.4  

 

Mailers announcing the project and opportunities to get involved were sent to all registered 

addresses in National City in the summer of 2020 and spring of 2021. Since the project kickoff in 

March 2020, the project team has conducted a total of seven (7) webinars to gather public input. Of 

these webinars, six (6) were conducted in English with live Spanish interpretation and one (1) was 

conducted primarily in Spanish. The combined total attendance over the course the 7 of these 

webinars has been 159 participants (an average of approximately 22 participants per session). An 

interactive survey was prepared and circulated to the public using the MetroQuest platform; a total 

of 201 responses were collected. These activities were supplemented with telephone office hours 

staffed by English- and Spanish-speaking staff. Meetings with stakeholders, including community 

organizations and developers, were also conducted. Notifications have been circulated via the City’s 

e-mail listserv, FGPU stakeholder list, and the City’s social media sites. An interactive map link has 

been live on the project page (www.nationalcityca.gov/fgpu) since November 2021 to collect input 

through an on-going basis on the proposed land use changes, as well.  

 

III. PROPOSED LAND USE GOALS AND POLICIES 

 

Based on the existing conditions analysis, community feedback, and housing related needs, a series 

of goals and policies for the Land Use Element have been drafted and included as Attachment 1 to 

this report. From these goals and policies, land use and zoning changes have been proposed in 

order to achieve the following:  

 

 Foster an integrated development pattern; 

 Improve development opportunities in areas served by transit and facilitate the creation of 

10-minute neighborhoods based on National City’s prior INTRAConnect (2020) study;  

 Support the City’s Climate Action Plan (CAP) and other sustainability goals; 

 Prioritize increasing housing in areas that have access to transit and resources; and 

 Stimulate the production of additional housing units to meet housing-related needs.  

 
IV. LAND USE EVALUATION  

 

                                                 
4 https://www.nationalcityca.gov/home/showpublisheddocument/27659/637733640124370000  

http://www.nationalcityca.gov/fgpu
https://www.nationalcityca.gov/home/showpublisheddocument/27659/637733640124370000
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To make progress towards these outcomes, several focus areas across the city were examined in 

depth for potential land use changes. These areas were identified based on the recommendations 

of prior studies, existing conditions analyses, and community feedback. These study areas include:  

 

 A: 24th Street TODO  

 B: 18th Street 

 C: 4th Street 

 D: D Avenue 

 E: Plaza Bonita Shopping Center 

 F: Hospital Area 

 

Table 1 summarizes the proposed land use changes based on the project team’s analysis. For 

detailed map exhibits refer to Attachment 2. Following Table 1 is a brief discussion on each study 

area and a summary of the community feedback received to date. On January 8, 2022, the 

Environmental Health Coalition (EHC) submitted comments on specific sites. This letter is included 

for reference as Attachment 3.  The City’s response to EHC’s letter is included as Attachment 4.
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Table 1: Summary of FGPU Land Use Evaluation 

Study  

Area 

Description Current Zone Current 

Maximum 

Density 

Current 

Allowed 

Height 

Proposed 

Zone or 

Overlay 

Proposed 

Maximum 

Density 

Proposed 

Allowed 

Height 

Recommendation 

A 24th Street 

TODO Area 

See detailed recommendations below 

1A 24th Street 

Transit 

Center 

Westside 

Specific Plan 

– CL 

No residential  3 stories/ 

50 feet 

Westside 

Specific Plan 

– MCR-1 

24 du/ac 5 stories/ 

65 feet 

Rezone per 

proposal 

1B 16th Street 

and Hoover 

Avenue 

(Sub-Area)  

Westside 

Specific Plan 

– MCR-1 

24 du/ac 3 stories/ 

50 feet 

Mixed Use 

Overlay  

24 du/ac 5 stories/ 

65 feet  

Apply Mixed Use 

Overlay per 

proposal 

1C 16th Street 

and Hoover 

Avenue 

(Sub-Area) 

Westside 

Specific Plan 

– CL 

No residential 3 stories/ 

50 feet 

Mixed Use 

Overlay 

24 du/ac 5 stories/ 

65 feet 

Apply Mixed Use 

Overlay per 

proposal 

1D 16th Street 

and Hoover 

Avenue 

(Sub-Area) 

CS No residential  3 stories/ 

50 feet 

Mixed Use 

Overlay 

24 du/ac 5 stories/ 

65 feet 

Apply Mixed Use 

Overlay per 

proposal 

2 Hoover 

Avenue 

IL No residential  3 stories/ 

35 feet 

No change No change No change No change 

3 National City 

Boulevard 

(Sub-Area)  

CA No residential 3 stories/ 

50 feet 

No change  No change No change No change 
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Study  

Area 

Description Current Zone Current 

Maximum 

Density 

Current 

Allowed 

Height 

Proposed 

Zone or 

Overlay 

Proposed 

Maximum 

Density 

Proposed 

Allowed 

Height 

Recommendation 

4A National City 

Boulevard 

(Sub-Area) 

CA No residential  3 stories/ 

50 feet 

No change No change No change No change 

4B National City 

Boulevard 

(Sub-Area) 

Multiple: IL 

and CS 

No residential IL: 3 stories/ 

35 feet 

 

CS: 3 stories/ 

50 feet 

No change No change No change No change 

5A & 

5B 

Highland 

Avenue  

Multiple: 

MXC-2, MXC-

1, and RM-3 

MXC-2: 75 

du/ac 

 

 

MXC-1: 48 

du/ac 

 

 

RM-3: 75 

du/ac 

MXC-2:  

5 stories/ 

65 feet 

 

MXC-1:  

3 stories/ 

50 feet 

 

RM-3: 

9 stories/ 

95 feet 

No change No change No change No change 

B 18th Street RS-2 9 du/ac 2 stories/ 

35 feet 

MXT 24 du/ac 4 stories/  

45 feet 

Rezone per 

proposal 

C 4th Street RS-2 9 du/ac 2 stories/ 

35 feet 

RM-1 23 du/ac 4 stories/ 

45 feet 

Rezone per 

proposal 

D D Avenue RS-2 9 du/ac 2 stories/ 

35 feet 

RM-1 23 du/ac 4 stories/ 

45 feet 

Rezone per 

proposal 
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Study  

Area 

Description Current Zone Current 

Maximum 

Density 

Current 

Allowed 

Height 

Proposed 

Zone or 

Overlay 

Proposed 

Maximum 

Density 

Proposed 

Allowed 

Height 

Recommendation 

E Plaza Bonita 

Shopping 

Center 

MXD-2 75 du/ac 5 stories/ 

65 feet 

No change No change No change No change 

F Hospital Area Multiple: I, 

RS-2, and 

RS-3 

I: No 

residential 

 

RS-2:  

9 du/ac 

 

 

RS-3:  

15 du/ac 

I: 5 stories/ 

65 feet 

 

RS-2:  

2 stories/ 

35 feet 

 

RS-3:  

3 stories/  

35 feet 

MXC-1 48 du/ac 5 stories/ 

65 feet 

Rezone per 

proposal 
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A. 24th Street Transit-Oriented Development Overlay (TODO) Project Area 

Per City Council Resolution No. 2021-67, the 24th Street TODO was directed for further evaluation 

as a part of the FGPU. As shown in Attachment 2, the 24th Street TODO covers a 760-acre area that 

has been divided into smaller study areas. The numbering convention for these study areas 

corresponds to the recommendations from the 24th Street TODO document presented to City Council 

in June 2021.  

 

Study Area 1A: 24th Street Transit Center 

Description: This is a 4.2-acre site that includes the 24th Street Transit Center.  

 

 Current Zone: Westside Specific Plan – Limited Commercial (CL) 

 Current Maximum Density: No residential allowed 

 Current Allowed Height: 3 stories/50 feet 

 Proposed Zoning: MCR-1  

 Proposed Maximum Density: 24 du/ac 

 Proposed Allowed Height: 5 stories/65 feet 

 

Under current regulations, residential development is not allowed on this site. Rezoning this area to 

MCR-1 (24 du/ac) with an increased allowed height of 5 stories/65 feet is intended to support the 

creation of housing by transit and facilitate progress towards National City’s goals for transit-oriented 

development.  

 

Community Feedback: Conflicting comments have been voiced regarding this site. Comments have 

been shared that the current rezoning proposal is too low to stimulate development and to increase 

intensity and density. Other comments have also been shared based on air quality concerns to see 

no residential development within 500 feet of the freeway, which would preclude the entire site from 

future development. EHC has expressed that if relocating housing to another parcel near the trolley 

is infeasible to adopt mitigation measures for all new housing (or other sensitive land uses) within 

1,500 feet of the freeway.  

 

Recommendation: Rezone Study Area 1A from CL to MCR-1 (24 du/ac) to allow mixed use 

residential development. Increase the allowed height from 3 stories/50 feet to 5 stories/65 feet. 

Incorporate mitigation measures for all new housing (or other sensitive land uses) within 1,000 feet 

of the freeway.  

 

Study Area 1B: 16th Street and Hoover Avenue (Sub-Area)  

Description: This is a 5.9-acre area that includes a variety of auto-oriented and commercial uses 

generally bounded by 16th Street, Hoover Avenue, 18th Street, and National City Boulevard.  

 

 Current Zone: Westside Specific Plan – MCR-1  

 Current Maximum Density: 24 du/ac 
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 Current Allowed Height: 3 stories/50 feet 

 Proposed Overlay: Mixed Use Overlay  

 Proposed Maximum Density: 24 du/ac 

 Proposed Allowed Height: 5 stories/65 feet  

 

Study Area 1B is within a Transit Priority Area (TPA) and within proximity to the 24th Street Transit 

Center. A Mixed Use Overlay (24 du/ac) that allows mixed use development up to a height of 5 

stories/65 feet is being proposed to promote housing production by transit. Additionally, the Overlay 

is intended to create a transition to neighboring residential areas and facilitate progress towards an 

integrated land use pattern.   

 

Community Feedback: No strong sentiments have been expressed regarding this proposal. EHC 

has indicated that some community members have raised concerns regarding the visual impact of 

extra allowable height and parking issues. At the same time, other community members may be 

accepting of these changes as long as there are sufficient protections in place to address 

gentrification.  

 

Recommendation: Apply a Mixed Use Overlay (24 du/ac) that allows mixed use development at an 

increased height of 5 stories or 65 feet. Address gentrification-related concerns through the House 

National City Program.  

 

Study Area 1C: 16th Street and Hoover Avenue (Sub-Area) 

Description: This is a 6.6-acre area that includes a variety of auto-oriented and commercial uses 

generally bounded by 18th Street, Hoover Avenue, 22nd Street, and Roosevelt Avenue.  

 

 Current Zone: Westside Specific Plan – Limited Commercial (CL) 

 Current Maximum Density: No residential allowed 

 Current Allowed Height: 3 stories/50 feet 

 Proposed Overlay: Mixed Use Overlay  

 Proposed Density: 24 du/ac 

 Proposed Allowed Height: 5 stories/65 feet  

 

Study Area 1C is within a Transit Priority Area (TPA) and within a 10-minute walk of the 24th Street 

Transit Center. A Mixed Use Overlay (24 du/ac) that allows mixed use development up to 5 stories/65 

feet has been proposed to promote housing production by transit. Additionally, the Overlay is 

intended to facilitate progress towards an integrated land use pattern where housing is well-

supported by services and amenities and create a transition to neighboring residential areas such as 

the Paradise Creek Apartments.  

 

Community Feedback: No strong sentiments have been expressed regarding this proposal. EHC 

has indicated that some community members have raised concerns regarding the visual impact of 
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extra allowable height and parking issues. At the same time, other community members may be 

accepting of these changes as long as there are sufficient protections in place to address 

gentrification.  

 

Recommendation: Apply a Mixed Use Overlay (24 du/ac) that allows mixed use development at an 

increased height of 5 stories or 65 feet. Address gentrification-related concerns through the House 

National City Program.  

 

Study Area 1D: 16th Street and Hoover Avenue (Sub-Area)  

Description: This is a 6.1-acre area that includes a variety of auto repair, commercial, and residential 

uses generally bounded by 16th Street, National City Boulevard, 18th Street, and B Avenue.  

 

 Current Zone: Service Commercial (CS) 

 Current Density: No residential allowed 

 Current Allowed Height: 3 stories/50 feet 

 Proposed Overlay: Mixed Use Overlay  

 Proposed Zone: 24 du/ac 

 Proposed Allowed Height: 5 stories/65 feet  

 

Study Area 1D is within a Transit Priority Area (TPA) and within proximity to the 24th Street Transit 

Center. Existing single-family and multi-family units are currently present within Study Area 1D; they 

are non-conforming uses under the CS zone. A Mixed Use Overlay (24 du/ac) that allows mixed use 

development up to 5 stories/65 feet is being proposed to promote housing production by transit. 

Additionally, the Overlay is intended to facilitate progress towards an integrated land use pattern 

where housing is well-supported by services and amenities and create a transition to neighboring 

residential areas.  

 

Community Feedback: No strong sentiments have been expressed regarding this proposal. EHC 

has indicated that some community members have raised concerns regarding the visual impact of 

extra allowable height and parking issues. At the same time, other community members may be 

accepting of these changes as long as there are sufficient protections in place to address 

gentrification.  

 

Recommendation: Apply a Mixed Use Overlay (24 du/ac) that allows mixed use development at an 

increased height of 5 stories or 65 feet. Address gentrification-related concerns through the House 

National City Program.  

 

Study Area 2: Hoover Avenue  

Description: This is a 26.3-acre area that generally includes the Southport Business Center.  

 

 Current Zone: Light Industrial (IL)  

 Current Density: No residential allowed 
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 Current Allowed Height: 3 stories/35 feet 

 Proposed Overlay: No change 

 Proposed Density: No change 

 Proposed Allowed Height: No change 

 

Community Feedback: Due to the proximity of this site to the 24th Street Transit Center and the 

recommendations of the 24th Street TODO Study, Study Area 2 was evaluated for the application of 

a Mixed Use Overlay (24 du/ac) that would allow mixed use development up to a height of 5 

stories/65 feet. Concerns from community members and EHC were raised regarding the creation of 

potential new land use incompatibilities by allowing the co-location of light industrial and residential 

uses. Due to this feedback, no changes are being proposed to Study Area 2 through the FGPU. 

 

Recommendation: No change to Study Area 2.  

 

Study Area 3: Mile of Cars Way 

Description: This is an 11.3-acre area that includes a variety of auto dealerships generally at the 

intersection of National City Boulevard and Mile of Cars Way.   

 

 Current Zone: Commercial Automotive (CA) 

 Current Density: No residential 

 Current Allowed Height: 3 stories/50 feet 

 Proposed Zone: No change 

 Proposed Density: No change  

 Proposed Allowed Height: No change 

 

Study Area 3 was evaluated based on the recommendations of the 24th Street TODO Study. While 

Study Area 3 is within proximity to the 24th Street Transit Center, no changes are proposed at this 

time due to co-location concerns with existing auto-oriented uses.   

 

Recommendation: No change to Study Area 3.  

 

Study Area 4A: National City Boulevard (Sub-Area)  

Description: This is a 13.7-acre area that includes a variety of new and used car auto dealerships 

generally along National City Boulevard that is bounded by 18th Street, Roosevelt Avenue, 22nd 

Street, and A Avenue.  

 

 Current Zone: Commercial Automotive (CA) 

 Current Density: No residential 

 Current Allowed Height: 3 stories/50 feet 

 Proposed Zone: No change 

 Proposed Density: No change 
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 Proposed Allowed Height: No change 

 

Study Area 4A was evaluated based on the recommendations of the 24th Street TODO Study. While 

Study Area 4A is within proximity to the 24th Street Transit Center, no changes are proposed at this 

time due to co-location concerns with existing auto-oriented uses.   

 

Recommendation: No change to Study Area 4A.  

 

Study Area 4B: National City Boulevard (Sub-Area)  

Description: This is a 16.4-acre area that includes a variety of auto dealerships, warehouses, and 

commercial uses that is generally bounded by 24th Street, National City Boulevard, and A Avenue.  

 

 Current Zone: Light Industrial (IL) and Service Commercial (CS)  

 Current Density: No residential  

 Current Allowed Height:  

o Light Industrial (IL): 3 stories/35 feet 

o Service Commercial (CS): 3 stories/50 feet  

 Proposed Zone: No change 

 Proposed Density: No change 

 Proposed Allowed Height: No change 

 

Study Area 4A was evaluated based on the recommendations of the 24th Street TODO Study. While 

Study Area 4A is within proximity to the 24th Street Transit Center, no changes are proposed at this 

time due to co-location concerns with existing auto-oriented uses.   

 

Recommendation: No change to Study Area 4A.  

 

Study Areas 5A and 5B: Highland Avenue 

Description: This area includes a variety of auto-oriented, commercial, and residential uses generally 

along Highland Avenue. Sub-Area 5A (1.5 acres) is generally located at the intersection of 18th Street 

and Highland Avenue. Sub-Area 5B (3.2 acres) is generally located the intersection of 24th Street 

and Highland Avenue.  

 

 Current Zone: MXC-2, MXC-1, and RM-3 

 Current Density:  

o MXC-2: 75 du/ac 

o MXC-1: 48 du/ac 

o RM-3: 75 du/ac 

 Current Allowed Height:  

o MXC-2: 5 stories/65 feet 

o MXC-1: 3 stories/50 feet 
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o RM-3: 9 stories/95 feet 

 Proposed Zone: No change 

 Proposed Density: No change 

 Proposed Allowed Height: No change 

 

Study Areas 5A and 5B were evaluated based on the recommendations of the 24th Street TODO 

Study. Study Areas 5A and 5B are within a Transit Priority Area and nearby various services and 

amenities. The current zone and density, however, have the capacity to accommodate higher 

intensity development. No changes are proposed at this time.  

 

Recommendation: No change to Study Areas 5A and 5B.  

 

B. 18th Street  

Description: 2.2-acre area along 18th Street that includes a variety of uses including single-family 

residential, multi-family residential, commercial, religious facility, and open space.  

 

 Current Zone: RS-2 

 Current Density: 9 du/ac 

 Current Allowed Height: 2 stories/35 feet 

 Proposed Zone: Mixed Use Transition (MXT) 

 Proposed Density: 24 du/ac 

 Proposed Allowed Height: 4 stories/45 feet  

 

Study Area B consists of approximately three blocks along 18th Street. 18th Street is within a Transit 

Priority Area and nearby a variety of amenities and services including Kimball Park, John Otis 

Elementary School, and existing commercial uses. To facilitate a more integrated land use pattern 

and encourage housing production within proximity to community amenities and services, this area 

is proposed to be rezoned to Mixed Use Transition (24 du/ac). This study area also includes the 

parcel located at 1845 E Avenue; a former redevelopment site owned by the successor agency. This 

parcel is proposed to be rezoned to Open Space to expand National City’s existing park and open 

space inventory to accommodate the City’s current demand, as well as the future needs that will 

result from the increased density. This rezone will not result in any net loss of dwelling units since 

higher residential densities are proposed for other areas of National City. 

 

Community Feedback: No strong sentiments have been expressed regarding this proposal. 

 

Recommendation: Rezone from RS-2 (9 du/ac) to MXT (24 du/ac) to allow mixed use residential 

development. Increase allowed height from 2 stories/35 feet to 4 stories/45 feet. Rezone parcel 

located at 1845 E Avenue (APN 5602320500) from RM-3 to OS to expand the park and open space 

inventory to meet the City’s needs. 
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C. 4th Street 

Description: 16.6-acre area that includes a variety of single-family and multi-family residences along 

4th Street.  

 

 Current Zone: RS-2 

 Current Density: 9 du/ac 

 Current Allowed Height: 2 stories/35 feet 

 Proposed Zone: RM-1 

 Proposed Density: 23 du/ac 

 Proposed Allowed Height: 4 stories/45 feet 

 

Study Area C consists of a variety of single-family and multi-family residential uses along 4th Street, 

which is one of National City’s east-west corridors that connects key destinations such as Downtown 

National City, Highland Avenue, and Paradise Valley Hospital. Study Area C is within a Transit 

Priority Area and nearby a variety of amenities and services including commercial uses. A majority 

of this corridor, however, is zoned RS-2. RS-2 only allows single-family development and makes 

existing multi-family complexes present along the corridor non-conforming uses. To facilitate a more 

integrated land use pattern and encourage housing production within proximity community amenities 

and services, this area is proposed to be rezoned RM-1 (23 du/ac).  

 

Community Feedback: Comments have been submitted regarding traffic concerns. 

 

Recommendation: Rezone from RS-2 (9 du/ac) to RM-1 (24 du/ac) to allow multi-family residential 

development. Increase allowed height from 2 stories/35 feet to 4 stories/45 feet. Traffic-related 

impacts will be analyzed as a part of the environmental document.  

 

D. D Avenue 

Description: 17.4-acre area that includes a variety of single-family and multi-family residences along 

D Avenue.  

 Current Zone: RS-2 

 Current Density: 9 du/ac 

 Current Allowed Height: 2 stories/35 feet 

 Proposed Zone: RM-1 

 Proposed Density: 23 du/ac 

 Proposed Allowed Height: 4 stories/45 feet 

 

Study Area D consists of a variety of single-family and multi-family residential uses along D Avenue. 

D Avenue is a north-south corridor that connects key uses including Downtown National City, Kimball 

Park, multiple schools, and various commercial uses. Study Area D is within a Transit Priority Area 

and nearby a variety of amenities and services. Significant portions of this corridor, however, are 

zoned RS-2. RS-2 only allows single-family development and makes existing multi-family complexes 
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present along the corridor non-conforming uses. To facilitate a more integrated land use pattern and 

encourage housing production within proximity community amenities and services, this area is 

proposed to be rezoned RM-1 (23 du/ac).  

 

Community Feedback: Comments have been submitted regarding traffic concerns and the potential 

loss of a “small town” feel for National City. Concerns have also been shared regarding lot 

consolidation size and impacts to older/historic properties.  

 

Recommendation: Rezone from RS-2 (9 du/ac) to RM-1 (24 du/ac) to allow multi-family residential 

development. Increase allowed height from 2 stories/35 feet to 4 stories/45 feet. Traffic-related 

impacts will be analyzed as a part of the environmental document. National City’s Zoning Code 

Section 18.12.160 contains existing processes to designate, protect, and preserve historic 

resources.  

 

E. Plaza Bonita Shopping Center 

Description: This is a 83.4-acre area that includes the Plaza Bonita Shopping Center.  

 

 Current Zone: MXD-2 

 Current Density: 75 du/ac 

 Current Allowed Height: 5 stories/65 feet 

 Proposed Zone: No change 

 Proposed Density: No change 

 Proposed Allowed Height: No change 

 

Study Area E was evaluated due to the significance of this site to National City. The current zone 

and density, however, have the capacity to accommodate higher intensity development. No changes 

are proposed at this time.  

 

Recommendation: No change to Study Area E.  

 

F. Hospital Area 

Description: This is a 38.6-acre area that includes a variety of residential uses, group quarters, health 

care, and religious facilities within proximity to the Paradise Valley Hospital.  

 

 Current Zone: Institutional (I), RS-2, and RS-3 

 Current Density:  

o Institutional: No residential  

o RS-2: 9 du/ac 

o RS-3: 15 du/ac 

 Current Allowed Height:  

o Institutional: 5 stories/65 feet 
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o RS-2: 2 stories/35 feet 

o RS-3: 3 stories/35 feet  

 Proposed Zone: MXC-1 

 Proposed Density: 48 du/ac 

 Proposed Allowed Height: 5 stories/65 feet 

 

Study Area F is within a Transit Priority Area (TPA) and encompasses the area nearby the Paradise 

Valley Hospital. This area is also within proximity to a variety of commercial uses along key corridors 

including 4th Street and 8th Street. To facilitate a more integrated land use pattern and encourage 

housing production within proximity community amenities and services, this area is proposed to be 

rezoned to MXC-1 (48 du/ac).  

 

Community Feedback: No strong sentiments have been expressed regarding this proposal.  

 

Recommendation: Rezone from Institutional, RS-2 (9 du/ac), and RS-3 (15 du/ac) to MXC-1 (48 

du/ac). Increase the allowed height to 5 stories/65 feet. 

 

G. Multi-Family Housing Overlay 

Description: Most houses of worship in National City within a Transit Priority Area (TPA) are located 

on sites zoned for lower density residential or institutional uses. Under current regulations, multi-

family residential development is not allowed on these sites even if these religious institutions are 

seeking to redevelop part of their properties. To allow the reuse of surplus land belonging to houses 

of worship within TPAs, a Multi-Family Housing Overlay (24 du/ac) that allows for residential 

development up to 4 stories/45 feet is being proposed for properties owned by religious institutions. 

The overlay is intended to facilitate the development of affordable housing projects on property 

owned by religious institutions in TPAs, allowing them to diversify their property and give back to the 

community by contributing to National City’s supply of affordable units. 

 

Recommendation: Apply Multi-Family Housing Overlay (24 du/ac) that allows multi-family residential 

development at a height of 4 stories or 45 feet on properties owned by religious institutions located 

within a Transit Priority Area (TPA). 

 

VI. HOUSE NATIONAL CITY PROGRAM 

 

A. Program Overview 

 

The House National City Opt-In Density Bonus Program has been prepared to incentivize the 

construction of new context-sensitive development that will assist the City of National City in meeting 

first and foremost the residents’ needs for new affordable housing opportunities as well as the State’s 

Regional Housing Needs Assessment (RHNA) allocation. This program will assist in creating new, 

transit-supportive development by strategically placing new development in areas where residents 

will have the greatest access to mobility choices.  The program will also help reduce the reliance on 
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automobiles by siting new development in close proximity to job areas and schools. The program is 

intended to also create new commercial and retail spaces along the commercial corridors for small 

business owners and entrepreneurs that are expected to provide services to meet residents’ daily 

needs.   

 

In 2018, the State of California passed a new density bonus law known as Assembly Bill (AB) 2372 

or the CASA Act. AB 2372 set the stage for using a FAR-density bonus incentive program for 

development within multi-family areas served by high frequency transit in exchange for community 

benefits such as deed restricted affordable housing. As such, House National City emulates AB 2372 

by ensuring that when a property is afforded the opportunity to achieve higher allowable densities 

than what is currently allowed, that the community will not only get new residential development but 

will also receive enhanced community benefits. These benefits potentially include new deed-

restricted affordable housing, context sensitive design that begins to help address pollution issues 

as well as enhanced rules for relocation, first right to return and tenant displacement.  

 

This effort, which is being completed in concert with the General Plan and Climate Action Plan 

update, is implementing the goals outlined in the City’s recently adopted Housing Element. House 

National City program is expected to help further incentivize the redevelopment of incompatible uses 

identified in the Westside Specific Plan and address the issues that Cal Enviroscreen highlights as 

significant issues within National City. 

 

The House National City program would allow an applicant to use a different method of calculation 

known as floor area ratio (FAR) to calculate the number of residential units for a residential or mixed-

use project in exchange for a certain percentage of the new units as deed-restricted affordable 

housing targeted to National City residents. These new regulations would remove the residential unit 

cap set forth by the traditional dwelling units per acre (DU/Acre) calculation to bring greater flexibility 

when planning a new development project in close proximity to transit.  

 

Transitioning to an FAR-based bonus calculation will allow for a greater mixture of unit sizes within 

a development project so as to facilitate equitable, healthy, and sustainable neighborhoods in 

National City. The tools included as part of House National City would build upon and strengthen 

existing historical communities by developing new transit-supportive residential and mixed-use 

projects. This would be accomplished by ensuring that new context sensitive residential and mixed-

use development is scaled in size to the neighborhood and street as well as provide enhanced 

streetscape and infrastructure amenities to not only make walking and rolling more convenient but 

to also enhance connectivity between neighborhoods that have been fragmented over time. 

Furthermore, to address gentrification and displacement concerns, robust tenant provisions are also 

included in the proposed regulations.  
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B. Program Components, Questions, and Answers  

 

The following includes a list of questions and answers to help educate, inform and guide community 

stakeholders and decision makers in determining if the House National City regulations are 

appropriate as proposed.  

 

What is Floor Area Ratio? 

Floor area ratio (FAR) is the measurement of a building’s floor area in relation to the size of the 

lot/parcel that the building is located on. FAR is expressed as a decimal number and is derived by 

dividing the total area of the building by the total area of the parcel (building area ÷ lot area). FAR is 

an effective way to calculate the bulk or mass of building volume on a development site and is often 

used in conjunction with other development standards such as building heights, lot coverage and lot 

area to encourage a community’s desired arrangement and form of development. In this context, 

higher FARs indicate greater building volume. Please see Attachment 5 for FAR examples. 

 

How Will FAR Be Used For The House National City Program? 

For the House National City density bonus program, the development calculation will use the FAR 

calculation method along with FAR bonus (2.5 FAR and 4 FAR) rather than calculating development 

on a dwelling unit per acre basis which limits the number of new houses that can be built. As part of 

the development of the regulations, Keyser Marston and Associates has been hired to develop an 

economic study to determine if the FAR bonus tiers that are being proposed are economically viable. 

The factors included in the analysis will help determine the level of affordability based on area median 

income and what percentage of on-site deed restricted affordable is economically feasible. Additional 

factors include building typology, prevailing wage, bedroom sizes, parking ratios as well construction 

costs.  

 

How Does a Development Opt-In to the House National City Regulations? 

In order to qualify for the House National City Program, a development will be required to include a 

certain percentage of deed-restricted affordable units, meet specific design requirements to enhance 

pedestrian orientation, include design and building features to help address potential pollution and 

visual impacts as well as provide robust tenant replacement, relocation and displacement 

regulations. The percentage of deed-restricted affordable housing and the level of area median 

income which it will be set at is currently under review by the firm Keyser Marston and Associates 

who is conducting the fiscal and economic study for the House National City program. A verbal 

update of the preliminary findings will be provided to the Planning Commission as part of staff’s 

presentation. House National City proposes to require a development to do all of the following:  

1. Be located on a multi-family or mixed use zoned parcel within a transit priority area (TPA);  

2. Be located in FAR Tier 1 or 2; 

3. Provide a certain percentage of units as deed restricted affordable housing; 

4. Replace equivalently-sized existing affordable units;  

5. Require relocation assistance payments to all tenants; 

6. Allow tenants to occupy their units until six months before the start of construction; 
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7. Give first right of refusal to existing tenants for comparable units in the new development. 

8. Residents living within one mile of the development at the time of application shall receive 

priority for 75 percent of the affordable dwelling units in the development that are reserved 

for very low income or low income households. 

9. All rental replacement affordable dwelling units shall be affordable for at least 55 years 

through a recorded affordability restriction  

10. Provide enhanced streetscape and design requirements for projects in close proximity to the 

freeway and single-family neighborhoods.  

Please see Attachment 6 that includes the proposed regulations for detailed information on resident 

and community benefits. 

 

What Areas Are Included in the House National City Regulations? 

For purposes of this opt-in program, a base or overlay zone that allows at least 20 dwelling units per 

acre would be required to qualify for the program. From that, two floor area ratio (FAR) tiers (Tier 1 

and Tier 2, as described below) would apply and would supersede the dwelling unit per acre 

maximums allowed by the base zones. The following base zones are included as part of this 

program: MCR-1; MCR-2; MXC-1; MXC-2; MXD-1; MXD-2; RM-1; RM-2; RM-3. The mixed-use 

overlays would also be included.  

 

FAR Tier 1 means any premises where any portion of the premises is outside the Downtown Specific 

Plan. FAR Tier 2 means any premises located on Plaza Bonita Road, within the Hospital District and 

along Sweetwater Road/East 30th as well as the area along 4th Avenue that is south of SR-54 that 

is zoned MXC-2. Please see Page 5 of Attachment 5 for the House National City Map for further 

details.  

 

What Areas Are Excluded From the House National City Regulations? 

There are a number of areas where the opt-in program would not apply. This includes all single-

family and low-density parcels that are zoned less than 20 dwelling units per acre. Furthermore, the 

area with the Downtown Specific Plan is not included as the Downtown area already uses FAR as 

the calculation method. Because the DTSP has higher adopted FAR allowances, it is important to 

diversify this proposed program to other underinvested parcels that may need additional density and 

intensity to spur future growth and development. The parcels located in the “Mile of Cars” are not 

included in the opt-in bonus program due to its historical importance and high tax generation revenue 

that contributes to many City programs.  

 

How Were Parcels Selected to be Included in the House National City Program?  

In order to comprehensively and strategically plan for growth, the focused General Plan Amendment 

along with House National City includes the development of a GIS-based transit priority area (TPA) 

map to determine potential locations for higher density/intensity development. This map is the 

foundation for identifying appropriate locations for future growth and developing the comprehensive 

plan to create new communities within National City that truly reflect its small town feel and enhance 

infrastructure for better walking and rolling.  
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What Are the Resident Benefits Included in the House National City Regulations? 

These program details are proposed to be included as part of the permit conditions of a project. In 

return for the program details, a development project could receive permitting certainty through 

development incentives that could include ministerial permitting as well as reduced parking ratios. 

 

Program Features Program Details 

Local tenant benefits Local tenant preference to ensure existing National City residents 

have preference to apply for new rental and for sale housing. 

Robust affordable housing 

requirements 

 

1. Certain percentage of units to be at or below 60% AMI to be 

determined by the community and economist; 

2. Requires all affordable units be constructed on-site or within 

1/2 mile; 

3. New development cannot include short term vacation rentals 

or visitor rentals. 

Anti-Displacement 

Language 

1. Required replacement of existing units; 

2. Relocation housing benefits; 

3. Right-to-return granted to existing tenants; 

4. Affordable housing rented by a lower income household (in the 

past seven years) included in project. 

Location and Design 

Requirements 

1. Includes height protections near single family zones; 

2. Additional landscaped freeway setback and design features to 

address air quality requirements for projects within 500 feet of 

freeways; 

3. Incentivize the inclusion of green roof tops and enhanced 

shade-producing landscaping. 

Enhanced Engagement Opt-In development projects will have a minimum of a public 

community workshop. 

 

What Is An Incentive Defined As? 

An incentive means a deviation to a development regulation or any other incentive proposed by the 

applicant that results in identifiable, actual cost reductions to a development project. Items not 

considered incentives by the City of National City would include but are not limited to the following: 

A waiver of a required permit; A waiver of fees or dedication requirements; A direct financial incentive; 

Approval of mixed-use zoning in conjunction with a residential development; and, a waiver of any of 

the requirements, regulations or standards of the House National City Program.  

 

How Many Incentives are Provided to a Development?  

Developments that meet all four program requirements will receive between two and five incentives 

for a development that includes a certain percentage of on-site deed restricted affordable units. The 

actual percentages will be determined as part of the KMA economics study and incorporated into the 

final draft regulations when the analysis is completed.  



Housing Advisory Committee/ 
Planning Commission Meeting 
Meeting of February 7, 2022 
Page 20 
 
 

What Is A Waiver Defined As? 

A waiver means a request by an applicant to waive or reduce a development standard that physically 

precludes construction of development. Waivers have higher threshold for findings than incentives 

and a project has to prove that the development standard would preclude a project from economic 

viability. Development that meets the House National City requirements shall be entitled to a waiver 

unless the City makes a written finding of denial based upon substantial evidence. There is no limit 

on the number of waivers an applicant may request.  

 

What and How Many Waivers are Provided to a Development?  

House National City proposes to allow waivers of the existing floor area ratio and a new floor area 

ratio based upon whether the development is located in FAR Tier 1 or FAR Tier 2. If a mixed-use 

development is proposed, the floor area ratio of the non-residential portion of the development shall 

not exceed the maximum floor area ratio of the applicable base zone.  Furthermore, a waiver of the 

maximum permitted residential density of the land use designation(s) in the applicable land use plan 

would be allowed. Density shall be limited by the allowable floor area ratio and the requirements of 

the California Building Code as adopted and amended by the City of National City. Waivers of the 

following applicable base zone regulations is also proposed:  

  

1. Maximum lot area and lot coverage.  

2. Street frontage requirements, if safe and adequate access to the premises can be provided 

to the satisfaction of the Fire Department.  

3. Floor Area Ratio (FAR) Bonus for Residential Mixed-Use. Development utilizing the 

regulations in this Division shall not be eligible for other FAR or density bonuses.  

4. Maximum front setback or street side setback if the maximum is less than 20 feet.  

5. Waiver of the parking requirements to allow 1 parking space for units larger than 800 square 

feet and 0.5 parking spaces for units less than 800 square feet.  

6. Waiver of the personal storage area requirement in Section 18.42.070(f) and the private 

exterior open space requirement in Section 18.41.040 for all dwelling units in the 

development.  

 

How is a Waiver or Incentive Denied? 

Incentives and waivers are both used to deviate from a standard and both must be granted by staff. 

A Waiver or Incentive requested by an application would be considered for denial if it is not required 

in order to provide for affordable housing costs, if a project is located on environmentally sensitive 

lands or is contrary to state or federal law. Furthermore, no General Plan amendment, zoning 

change, development permit, or other discretionary approval may be requested as a waiver or 

incentive. 

 

 

 
What Project Design Features Are Required As Part of the House National City Program? 
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The following are project features that are required to be included as part of all House National City 

projects. A development may not utilize incentives or waivers listed above to deviate from these 

requirements.  

  

a) Pedestrian Circulation Space. All development shall include the following pedestrian circulation 

improvements:  

1. Sidewalk Widening. A sidewalk widening enlarges a pre-existing or required sidewalk to a 

minimum of 10 feet in width measured perpendicular to the street. For a premises that is 

less than 25,000 square feet, an applicant may elect to provide public seating and 

pedestrian-oriented lighting, in lieu of a sidewalk widening.  

2. At least one, 24-inch box canopy form tree is required for each 25 feet of street frontage 

on each side of the required sidewalk.  

 3. Above-ground utility placement within the sidewalk and/or pedestrian path is prohibited.  

 4. Gated entryways and street yard fencing is prohibited.  

5. Green or cool roofs defined as a roof with high reflectivity and emissivity that improves the 

energy efficiency of a building that has minimum reflectance of 0.70 and a minimum 

emittance of 0.75  

  

b) Buffer from Adjacent Freeways. Development on a premises within 100 feet of a freeway shall 

comply with the following:  

1. A 10-foot minimum landscaped buffer shall be provided between the residential and 

commercial uses and the freeway; and  

2. Outdoor areas such as balconies, patios, parks, plazas, and other spaces occupied by 

residents, customers or members of the public shall be oriented away from the freeway.  

  

c) Transition to Adjacent Residential Single-Unit Zones. Development on a premises directly 

adjacent to a Residential Single-zoned parcel including RS-1; RS-2; RS-3 and RS-4, where an 

existing dwelling unit is located on the adjacent premises, shall comply with the following criteria:  

 1. Incorporate a transition plane in the development that does not exceed a 65-degree angle.  

2. The transition plane for the development shall start from the shared property line with the 

RS zone and extend 1/3 of the lot depth. 

 

C. Potential Bonus Height  

 

As previously discussed, fiscal and economic analyses are being conducted for the FAR Bonus 

Program. Currently, analyses for FAR Bonus 4 show that existing height limits – even when proposed 

to be increased through the rezoning recommendations shared in Section IV: Land Use Evaluation 

– may not unlock the full set of benefits offered under the House National City and limit the 

competitiveness of the program. The project team is modeling an increase to 7 stories (which 

assumes 85 feet to accommodate potential ground level retail and rooftop mechanical systems) 

along corridors specific to FAR Bonus 4 to see if a change to the height limit can improve the 
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feasibility of the opt-in program. For reference, the City’s existing RM-3 zone allows a maximum 

height of 9 stories/95 feet. 

 

V. Next Steps 

 

The City’s Land Use approach is a key factor that will shape the supporting contents of the Focused 

General Plan Update. Land use recommendations and the House National City framework are 

presented for information to the Planning Commission and Housing Advisory Committee. The next 

step in the process will be for the consultant team to begin modeling preferred land use 

recommendations and develop alternatives per the California Environmental Quality Act (CEQA).  

 March 2022   Completion of Economic Analysis 

 February 2022 – May 2022 Modeling of 2050 alternatives and traffic analysis 

 May 2022   Draft elements, Draft House National City Program,  

     and Climate Action Plan available for public review 

 May 2022    Planning Commission and Housing Advisory  

     Committee Meetings 

 May 2022   City Council Hearing 

 February 2022 – June 2022 SEIR Preparation 

 June 2022 – January 2023 Final SEIR, Public Hearings, and Approval 

 

Attachments  

1. Land Use Goals and Policies 

2. Land Use Map Exhibits 

3. Letter from the Environmental Health Coalition (EHC) Dated January 8, 2022 

4. The City of National City’s Response to EHC’s Letter 

5. House National City Fact Sheet 

6. House National City Draft Regulations  

 

 

 

 

 

 

CARLOS AGUIRRE  

Director of the National City Housing Authority   
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NATIONAL CITY LAND USE ELEMENT 

Draft Goals and Policies 

December 16, 2021 

1. Encourage an integrated, diverse, and balanced mix of land uses that promotes quality of life and

accommodates the needs of all people.

a. Promote the development of housing near employment, recreation, public services, shopping, transit, and

active transportation facilities

b. Encourage mixed-use development through the implementation of a density bonus program

c. Support urban greening efforts and the creation and maintenance of community gardens and

community-run green spaces

d. Designate land for uses that will meet the residential, economic, recreation, and transportation needs of

National City residents in the present and the future

e. Allow for increased residential density in strategic areas, such as downtown, to meet housing needs and

facilitate land use continuity

f. Preserve existing stable single-family residential neighborhoods where higher density development would

not be desirable

2. Ensure housing is affordable to National City residents

a. Facilitate the development of a variety of housing types to meet the Regional Housing Needs Assessment

allocations while enhancing the City’s community character

b. Expand strategies and programs to facilitate homeownership for National City residents

c. Encourage housing types that are often more affordable, such as micro-units and accessory dwelling units

d. Ensure that development impact fees accurately reflect the costs of improvements and do not serve as a

barrier to development

e. Implement affordability strategies identified in the Housing Element

3. Facilitate greater and stronger connections between land use and transportation

a. Support the creation and expansion of mixed-use, commercial, and higher density residential

development in transit priority areas and along mixed-use corridors

b. Promote mixed-use and residential development near the 8th Street trolley station and continue to

encourage residential redevelopment near the 24th Street trolley station
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c. Consider the regional context and implications of land use proposals and decisions by evaluating them in

relation to SANDAG’s Regional Plan, Sustainable Communities Strategy, and Regional Transportation

Improvement Program

d. Coordinate with SANDAG, MTS, Caltrans, and private sector mobility providers to ensure an effective and

integrated transportation system that facilitates the use of modes other than the private vehicle

4. Promote the development of complete neighborhoods that are easily accessible via transit and active

transportation

a. Encourage neighborhoods that provide housing, employment, shopping, and recreation, and are family-

friendly, easily walkable, safe, clean, and sustainable

b. Encourage features such as trees, adequate lighting, wide sidewalks, appropriately scaled buildings, street

furnishings, and deemphasized parking lots to support pedestrian-scale urban design that aims to make

streets, sidewalks, and buildings pedestrian-friendly

c. Promote and facilitate complete streets to improve the quality of the streetscape and enhance community

character

d. Ensure that sidewalks and bicycle routes, lanes, and tracks are adequately maintained

5. Encourage land uses that strengthen, support, and stimulate the local economy

a. Identify and attract businesses that will serve currently underserved City needs

b. Prioritize the establishment of businesses owned and/or operated by National City residents

c. Encourage businesses to employ National City residents and support efforts to reduce local

unemployment

d. Encourage and incentivize strategic adaptive reuse and infill development of vacant land in commercial

and mixed-use areas

e. Continue to support the redevelopment and revitalization of downtown

f. Continue to work and consult with the Port District and the Navy to coordinate establishing mixed-use

Bayfront and Harbor District areas and spaces that serve as destination points for both City residents and

visitors

6. Encourage and facilitate land uses that are compatible and environmentally sustainable while avoiding

those that are incompatible

a. Prevent the intrusion of new incompatible land uses and environmental hazards, such as industrial and

automotive uses, into existing residential areas, and continue to phase out non-conforming land uses

b. Ensure that development is consistent with the Zoning Code, General Plan, and applicable specific plans
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c. Encourage sensitive transitions between adjacent areas with different densities, land uses, and building

heights

d. Require new development to include mitigation measures such as buffers between areas where

incompatibilities may occur

e. Encourage new development to incorporate features that will help the City meet its Climate Action Plan

and emissions reduction targets

7. Foster effective communication among stakeholder agencies, government and military entities, and service

providers to ensure coordinated land use planning, implementation, and policy development

a. Notify relevant stakeholders, entities, and service providers before making significant land use changes

that may affect these parties and facilitate necessary coordination

b. Work with Chula Vista, San Diego, San Diego County, SANDAG, service providers, the Port of San Diego,

and the US Navy to maintain awareness of and familiarity with current and future planning efforts that

may affect National City

c. When reviewing future annexation proposals, consider the preferences of residents and owners in the

area, San Diego County, and LAFCO as well as the financial impact on the City

8. Ensure that public spaces and infrastructure are planned efficiently, executed and maintained at a high

quality, effectively integrated into the existing environment, and upgraded and expanded as needed

a. Coordinate with entities that own and/or operate infrastructure in public spaces, such as SANDAG, MTS,

Caltrans, SDG&E, and service providers, to ensure effective planning, implementation, maintenance, and

expansion

b. Require new development, including infill projects, to provide fair share contributions toward the costs of

the public facilities, services, and infrastructure necessary to serve the development, including but not

limited to transportation, water, sewer and wastewater treatment, solid waste, flood control and drainage,

schools, fire and police protection, and parks and recreation

c. Plan for the equitable distribution of infrastructure improvements and public facilities and services

d. Pursue a variety of funding sources, such as local, state, and federal, to support public works projects

e. Implement lighting, visual, cleaning, artistic, and accessibility improvements at freeway underpasses and

overpasses

9. Enhance the existing community character through coordinated land use improvements that align with the

City’s identity and vision for the future

a. Support land uses that recognize the City’s history, cultures, scenic resources, and natural amenities

b. Encourage multiple methods of historic preservation for culturally and historically significant sites,

including conservation, restoration, and adaptive reuse
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c. Consider ways to increase the amount of developable land in the City which have co-benefits, such as

converting sections of streets in areas where doing so would improve traffic safety and contribute to

revitalization

d. Ensure that the Capital Improvement Program is consistent with the General Plan

e. Review and amend existing specific plans and the Local Coastal Program as necessary to ensure

consistency with the General Plan

10. Facilitate the creation and maintenance of local public art, educational, and cultural amenities

a. Incorporate local art into public facilities and spaces where feasible, such as bike racks, public plazas, and

signage

b. Coordinate with SANDAG and MTS to incorporate local art into transportation infrastructure, such as bus

waiting areas, the 8th Street and 24th Street trolley stations, and bike racks

c. Ensure adequate publicly accessible information about the City’s cultural and historical institutions

through well-maintained physical infrastructure

d. Work with local community groups and educational and cultural institutions to maintain and enhance

local cultural and historical resources

e. Seek opportunities to engage the public in enhancing parks, streetscapes, plazas, and paseos through art

f. Encourage new development to include design features that identify and celebrate National City’s

different cultures and history
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1A
CURRENT USE
	» 24th Street Transit Station 
	» Warehouse on northern parcels 
	» Nation City Adult School on southern parcels

ADOPTED ZONING
	» Westside Specific Plan - Limited Commercial (CL)

ALLOWED HEIGHT 
	» 3 stories/50’

TODO RECOMMENDATION
	» Mixed Use

FGPU RECOMMENDATION
	» Rezone to 24 DU/AC (MCR-1)
	» Allowed height of 5 stories/65'

24TH STREET TRANSIT CENTER

CURRENT USE
	» Perry Used Car Supercenter
	» Freddy’s Detail Shop
	» Southland Autobody
	» Commercial Uses

ADOPTED ZONING
	» Westside Specific Plan - MCR-1 (24 DU/AC)

ALLOWED HEIGHT
	» 3 stories/50’ 

TODO RECOMMENDATION
	» Mixed Use

FGPU RECOMMENDATION
	» Apply a Mixed Use Overlay Zone of 24 DU/AC
	» Allowed height of 5 stories/65'

1B
AUTO-ORIENTED/COMMERCIAL USES

CURRENT USE
	» Fix Auto National City
	» Ufo-Upholstery/Fabric Outlet
	» A-1 Hydraulic Service

ADOPTED ZONING
	» Westside Specific Plan - Limited Commercial (CL)

ALLOWED HEIGHT
	» 3 stories/50’

TODO RECOMMENDATION
	» Mixed Use

FGPU RECOMMENDATION
	» Apply a Mixed Use Overlay Zone of 24 DU/AC
	» Allowed height of 5 stories/65'

1C
AUTO-ORIENTED/COMMERCIAL USES

# TODO Land Use Change Recommended # TODO Land Use Change Not Recommended

Note: Numbers refer to TODO report

CURRENT USE
	» Auto repair & services (Hertz, Lou’s Auto Repair, A & 

G Collision Center, etc.)
	» Commercial (Robnett’s upholstery)
	» Single and multi-family residential 

ADOPTED ZONING
	» Service Commercial (CS)

ALLOWED HEIGHT
	» 3 stories/50’ 

TODO RECOMMENDATION
	» Mixed Use

FGPU RECOMMENDATION
	» Apply a Mixed Use Overlay Zone of 24 DU/AC
	» Allowed height of 5 stories/65'

1D
AUTO REPAIR/COMMERCIAL/RESIDENTIAL

2
CURRENT USE
	» Business Center

ADOPTED ZONING
	» Light Industrial (IL) 

ALLOWED HEIGHT
	» 3 stories/35’ 

TODO RECOMMENDATION
	» Residential Overlay Zone

FGPU RECOMMENDATION
	» Apply a Mixed Use Overlay Zone of 24 DU/AC
	» Allowed height of 5 stories/65'
	» No change

SOUTHPORT BUSINESS CENTER

CURRENT USE
	» South County Buick/GMC (northern parcel) 
	» Perry Ford (southern parcel) 
	» Chevrolet (eastern parcels)

ADOPTED ZONING
	» Commercial Automotive (CA)

ALLOWED HEIGHT
	» 3 stories/50’ 

TODO RECOMMENDATION
	» Mixed Use

FGPU RECOMMENDATION
	» No change

3
AUTO DEALERSHIPS (MULTIPLE)

CURRENT USE
	» Multiple used and new autodealerships (Value Cars, 

CarHop Sales& Finance, Ball Suzuki, Ball Kia, Ball 
Honda)

ADOPTED ZONING
	» Commercial Automotive (CA) 

ALLOWED HEIGHT
	» 3 stories/50’ 

TODO RECOMMENDATION
	» Residential Overlay Zone

FGPU RECOMMENDATION
	» No change

4A
AUTO DEALERSHIPS (MULTIPLE)

CURRENT USE 
	» Auto dealerships (Value Cars, Mossy Nissan, Ball 

Used Cars, Ford Subaru, etc.) 
	» Strip commercial (Los Panchos) 
	» PBE Warehouses

ADOPTED ZONING
	» Light Industrial (IL) - Light Pink 
	» Service Commercial (CS) - Dark Pink

ALLOWED HEIGHT
	» 3 stories/35’ (IL) + 3 stories/50’ (CS)

TODO RECOMMENDATION
	» Residential Overlay Zone

FGPU RECOMMENDATION
	» No change

4B
AUTO DEALERSHIPS (MULTIPLE)/COMMERCIAL

CURRENT USES
	» Auto-oriented retail (NAPA Auto Parts, Bobby’s Tires & 

Muffler Shop, 7/11, etc.); 
	» Single and multi-family residential
	» Adopted Zoning: Various - mostly MXC-2 (75 DU/AC) 

along Highland Ave
ALLOWED HEIGHT
	» Various - mostly 5 stories/65’ for MXC-2

TODO RECOMMENDATION
	» Design Overlay Zone

FGPU RECOMMENDATION
	» No change

5A&B
RETAIL/RESIDENTIAL
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B

CURRENT USE
	» Single-Family and Multi-Family Residential
	» Arterial commercial (National City Market at 18th 

Street & C Avenue)
	» Religious Facility

ADOPTED ZONING
	» RS-2 (6-9 DU/AC)

ALLOWED HEIGHT
	» 2 stories/35'

FGPU RECOMMENDATION
	» Rezone to Mixed Use Transition: MXT (24 DU/AC)
	» Allowed height of 4 stories/45'
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C

CURRENT USE
	» Single-Family and Multi-Family Residential

ADOPTED ZONING
	» RS-2 (6-9 DU/AC)

ALLOWED HEIGHT
	» 2 stories/35'

FGPU RECOMMENDATION
	» Rezone to RM-1 (23 DU/AC)
	» Allowed height of 4 stories/45'
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D

CURRENT USE
	» Single-Family and Multi-Family Residential
	» Health care
	» Arterial Commercial
	» Religious

ADOPTED ZONING
	» RS-2 (6-9 DU/AC)

ALLOWED HEIGHT
	» 2 stories/35'

FGPU RECOMMENDATION
	» Rezone to RM-1 (23 DU/AC) 
	» Allowed height of 4 stories/45'
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TPA Major Bus Buffer (All)

! Transit Stops

Transit Routes

Parcels
Parcels

TODO Boundary

Current Zoning
Residential

RS-1 (GPU: Low-Medium) Large Lot Single-Family

RS-2 (GPU: Low-Medium) Small Lot Single-Family

RS-3 (GPU: Medium) Single-Family Attached

RM-1 (GPU: Medium) Multi-Family Medium
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CURRENT USE
	» Regional Shopping Center

ADOPTED ZONING
	» MXD-2 (75 DU/AC)

ALLOWED HEIGHT
	» 5 stories/65'

FGPU RECOMMENDATION
	» No change to base zone

PLAZA BONITA SHOPPING CENTER
E1

CURRENT USE
	» Vacant and Undeveloped Land (pending Carmax 

project)
ADOPTED ZONING
	» MXD-2 (75 DU/AC)

ALLOWED HEIGHT
	» 5 stories/65'

FGPU RECOMMENDATION
	» No change to base zone

FUTURE CARMAX SITE
E2
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CURRENT USE
	» Single Family Multiple Units
	» Other Group Quarters Facility
	» Parking Lot – Surface, Religious Facility
	» Other Health Care
	» Vacant and Undeveloped Land
	» Residential Under Construction

ADOPTED ZONING
	» Institutional (I)
	» One parcel is RS-3 (10-15 DU/AC)

ALLOWED HEIGHT
	» I: 5 stories/65'
	» RS-3: 3 stories/35'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

8TH STREET - INSTITUTIONAL (NORTH)
F2

CURRENT USE
	» Other Health Care
	» Other Group Quarters Facility
	» Religious Facility
	» Vacant and Undeveloped Land

ADOPTED ZONING
	» Institutional (I)

ALLOWED HEIGHT
	» 5 stories/65'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

8TH STREET - INSTITUTIONAL (SOUTH)
F3

CURRENT USE
	» Single Family Detached
	» Single Family Multiple-Units

ADOPTED ZONING
	» RS-3 (10-15 DU/AC)

ALLOWED HEIGHT
	» 3 stories/35'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

8TH STREET - RESIDENTIAL
F1

CURRENT USE
	» Religious Facility

ADOPTED ZONING
	» Institutional (I)

ALLOWED HEIGHT
	» 5 stories/65'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

8TH STREET - EAST OF HOSPITAL
F4

CURRENT USE
	» Single Family Detached

ADOPTED ZONING 
	» RS-2 (6-9 DU/AC)

ALLOWED HEIGHT
	» 2 stories/35'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

4TH STREET - RESIDENTIAL
F5&6

CURRENT USE
	» Single Family Detached
	» Single Family Multiple Units
	» Other Health Care

ADOPTED ZONING
	» RS-3 (10-15 DU/AC)
	» Two parcels are Institutional (I)

ALLOWED HEIGHT
	» RS-3: 3 stories/35'
	» I: 5 stories/65'

FGPU RECOMMENDATION
	» Rezone parcels to MXC-1 (48 DU/AC) to continue 

mixed-use corridor along 8th Street
	» Allowed height of 5 stories/65'

4TH STREET & EUCLID AVE
F7



January 8, 2022 

Carlos Aguirre 
Director, National City Housing Authority 
City of National City 
1243 National City Blvd. 
National City, CA 91950 

RE: EHC’s Initial Comments on the City’s Focused General Plan Update (FGPU) 12/8/21 
Workshop Materials 

Dear Carlos Aguirre: 

EHC’s goal in engaging with the Focused General Plan Update is to ensure the very best outcomes 
for the City’s existing residents, particularly within Old Town National City. We have attended all 
project workshops to date and actively engaged with City staff. We appreciate the land use data, 
interactive tools and information presented by the city and EHC has been actively engaging with 
Old Town residents to participate in the process. As a result of our community engagement and 
meetings, we offer the following initial comments for your consideration:  

Recommendation Summary: 

1. Relocate the proposed housing component of Study area 1A to another parcel near the trolley station to
encourage affordable housing and transit oriented development (TOD), but not closer than 500 feet
from the freeway so as to not allow new housing adjacent to a large source of emissions (e.g., freeway)
in an area already suffering from significant air quality issues. If relocation of the proposed housing
component isn’t feasible, then EHC would recommend requiring that new housing (or other sensitive
land uses) built within 1,500 feet of a freeway adhere to mitigation measures to reduce exposure to air
pollution that exceed best management practices (BMPs) and state building construction standards.
EHC has included BMPs for consideration, further below, but they are not meant to be an exhaustive
list.

2. Remove study area 2’s housing component from the project in order to not create new land use
incompatibilities (housing/industrial uses).

3. Strengthen housing protections to address gentrification related to the City’s proposed opt-in program.
EHC has provided suggestions, further below.

4. EHC has requested additional public workshops but it is our understanding that it isn’t feasible to do
so.  Therefore, EHC would suggest that the City release project information (e.g., staff reports etc) at
least three weeks prior to the PC/CC hearings in 2022/2023 (vs the standard 72 hours) and extend the
CEQA public review periods for the draft SEIR and final SEIR beyond minimum statutory
requirements, as feasible.

ATTACHMENT 3



 

Expanded Recommendations: 
 

Issue #1.  Study area 1A would allow housing (and sensitive receptors) adjacent to a freeway in an 
area that is already suffering from some of the highest emissions of diesel particulate matter in the 
state. EHC acknowledges challenges associated with creating additional affordable housing and transit-
oriented development (TOD) opportunities while protecting residents from freeway pollution in already 
heavily impacted air basins.  However, most health studies indicate that health effects are strongest within 
1,000 feet of emission sources. The California Air Resources Board’s (CARB) Air Quality and Land Use 
Handbook (A Community Health Perspective) recommends to avoid siting new sensitive land uses within 
500 feet of a freeway, urban roads with 100,000 vehicles/day, or rural roads with 50,000 vehicles/day.1   
CARB’s AB 617 Community Emissions Reduction Plan’s (CERP) Action F2 states “Reduce exposures for 
sensitive receptors within 500 feet of Port, freeways, and industries.” The City’s Westside Specific Plan’s 
Goal 3.6 states “Buffer new residential development from freeway emissions and noise”.  And, the City 
Council provided direction on the TODO plan in June 2021 to not create new land use incompatibilities.   

EHC’s recommendations to help address issue #1:  
i. Relocate the proposed housing component of Study area 1A to another parcel near the trolley 

station to encourage TOD and affordable housing but not closer than 500 feet from the freeway 
so as to not allow housing adjacent to a large source of emissions (e.g., freeway) in an area 
already suffering from significant air quality issues. 

ii. If relocation of the proposed housing component in Study area 1A isn’t feasible, then EHC 
would suggest the following initial mitigation measures for new housing (or other sensitive 
land uses) built within 1,500 feet of a freeway:  

• Site apartment units as far as possible from the source of air pollution. 
• Double glaze all windows in the housing units to reduce exposure to air pollution. 
• Avoid or limit the placement of balconies on the side of the building facing the freeway/high 

volume roadway. 
• Install MERV 13 filters (or above) on the air handling units for the HVAC system and replace 

them on a quarterly basis or whatever basis is recommended by the filter/HVAC system 
manufacturer. Identify who will replace the MERV filters, ensure that personnel are trained on 
their responsibilities, and conduct regular inspections to ensure that filters are being replaced 
as recommended. 

• Locate outdoor air intakes for the HVAC system as far as possible from the freeway/roadway, 
the freeway off-ramp, and the parking area. 

• Maximize the sound transmission co-efficient (STC) for the interior/exterior walls to limit 
indoor noise and air pollution. 

• Design buildings with varying shapes and heights to help break up air pollution emission 
plumes, increase airflow, and help reduce pollutants such as particulates and noise. 

                                                 
1 https://www.arb.ca.gov/ch/handbook.pdf 

https://www.arb.ca.gov/ch/handbook.pdf


 

• Where possible, erect a sound wall between the development and the freeway to help serve as 
a noise and air pollution barrier. 

• Plant vegetation barriers between the freeway/high volume roadway and the housing site to 
help with pollution reduction. In selecting the design and species for this vegetation barrier, 
follow guidance described in the Environmental Protection Agency’s July 2016 document 
“Recommendations for Constructing Roadside Vegetation Barriers to Improve Near-Road Air 
Quality”. To assist in identifying appropriate trees, see the following link: www.itreetools.org 

• Plant additional trees on neighborhood streets surrounding the housing development to further 
mitigate air pollution. 

• Encourage occupants to use zero-emission vehicles by providing preferential parking for these 
vehicles and by providing charging stations. 

• Provide bicycle parking and parking spaces for car-sharing programs. 
 

Issue #2.  Project proposes new land use incompatibilities in Study Area 2 (residential next to 
industrial uses) which is inconsistent with City Council direction because it would create new land 
use incompatibilities.  Study area 2 is an industrial area and the proposed FGPU would allow a significant 
amount of new housing in this area thereby creating similar land use incompatibilities that the City has long 
been trying to address in Old Town. Design standards cannot adequately mitigate the impacts of putting 
housing next to industrial uses.   

EHC’s recommendations to address issue #2:  
EHC requests that the City consider completely removing the housing components associated with 
Study area 2 from the project.  

 
Issue #3.  Insufficient information at this time to determine a position for Study Areas 1B and 1C.  
Old Town community members have shared concerns with EHC about the extra allowable height being 
considered for these parcels from a visual standpoint as well as how this might exacerbate existing parking 
issues.  Other Old Town community members believe that allowing higher densities/intensities might be 
OK as long as there are sufficient protections in place to address gentrification but they understand that the 
City is still developing the project’s housing strategies/anti-gentrification measures which are reliant in part 
on the economic study to be developed later this year (anticipated in February 2022).  The existing proposed 
strategies to address gentrification are insufficient.   

EHC’s recommendations to address issue #3:  
EHC’s housing strategies for Study areas 1B and 1C are described below under issue#4. 
 
Issue #4.  Proposed gentrification related strategies are insufficient.  Community members 
have expressed continuously during the FGPU meetings that construction of affordable housing 
needs to increase in Old Town (and throughout the City) in order to ensure the survival of the 
community and culture. As naturally‐occurring units are bought and either demolished or 



 

renovated for more affluent tenants, as new market rate units are being built, and as comparable 
surrounding rents rise, displaced community members will need affordable units to move into.  
 
EHC’s recommendations to address issue #4:  
 

i. When property owners wish to remove units from the rental market, due to owner occupation 
or to convert apartment units to condominiums, they should comply with the following 
requirements: 

• Landlord must file a “Notice of Intent to Withdraw Units from the Rental Market” (NOI) to a 
designated City agency. For a 120‐day period, the Landlord can revoke his Notice of Intent. 
After 120 days (or 1 year if there is a senior or disabled tenant), the building is considered 
legally removed from the rental market and the landlord can initiate Unlawful Detainer 
procedures. 

• Landlord must notify tenants that a NOI was filed within 15 days of filing, and notify tenants 
of re‐occupancy and relocation rights. 

• Within 120 days (or 1 year if there is a senior or disabled tenant) of the filing of the NOI, the 
landlord records with the County Recorder a memorandum summarizing the Notice of Intent. 

• Landlord must provide a 1‐year notice to evict to disabled and senior tenants, and/or a 120‐day 
notice to evict to tenants who are not disabled nor seniors, from the date the NOI is filed or 
later. 

• Landlord must provide monetary relocation assistance at a sliding scale, depending on duration 
of tenancy, risk of homelessness (i.e., elderly, family with young children, disabled). For 
reference, in Los Angeles, relocation assistance amount for households that include a senior 
(62+ years of age), disabled person, or families with dependent children begin at $18,500; for 
all other households, the relocation assistance amount begins at $8,750.2  

 
 

ii. If a property owner decides to re‐enter the rental market: 

 
• Re‐rental must be at the same rent evicted tenants paid. For a period of five years, if the units 

are re‐rented to anyone, the maximum rent which can be charged is the same rent the evicted 
tenant in that unit was paying, plus any increases which would be otherwise allowed under 
AB1482. 

• Evicted tenants get first right to return. For a period of ten years, the evicted tenant must be 
offered the unit first if the unit is re‐rented. The landlord can only charge the rent the evicted 
tenant was paying, plus any increases which would be otherwise allowed under AB1482 for 
the first 5 years.  

                                                 
2 Los Angeles Housing & Community Investment Department. Rent Stabilization Bulletin – Relocation Assistance. 
Accessed at: https://hcidla2.lacity.org/wp‐content/uploads/2020/06/Relocation‐Assistance‐english.pdf  

https://hcidla2.lacity.org/wp%E2%80%90content/uploads/2020/06/Relocation%E2%80%90Assistance%E2%80%90english.pdf


 

• Within 30 days of vacating, tenants are required to notify the landlord and a designated City 
department of their current address and their wish to re‐occupy the unit at the same rent, if it is 
rented again.  After 5 years, the tenant would be subject to market rate rent. 

 
 

iii. When units are planned for demolition for new construction: 

 
• Landlord must provide a 1‐year notice to evict to disabled and senior tenants, and/or a 120‐day 

notice to evict to tenants who are not disabled nor seniors. 
• Landlord must provide monetary relocation assistance at a sliding scale, depending on duration 

of tenancy, risk of homelessness (i.e., elderly, family with young children, disabled). Please 
see reference to the relocation amounts in Los Angeles, above. 

• Property owner must replace existing affordable units, whether deed-restricted or naturally 
occurring, at comparable rates.  

• Property owner must provide the right‐of‐first‐refusal to displaced tenants for a comparable 
unit in the new development. 

• Property owner must provide right‐of‐first‐refusal for all affordable units for surrounding 
residents within 1 mile of new development.  

 
iv. In the instances of substantial remodel: 

 
• Landlord must “mitigate temporary untenantable conditions, either through actions to ensure 

that tenants can safely remain in place during construction or through the temporary relocation 
of tenants to alternative housing.”3  

• Landlord must submit a document to a designated City department, outlining any impacts 
renovations will have on tenants and how the landlord will mitigate such impacts. 

• If tenants cannot safely remain in place during renovations, landlord must provide temporary 
relocation costs, including but not limited to storage and lodging. 

• Landlord must allow current tenants to return at the same rate. If the landlord wishes to increase 
rent, they must provide proof that the improvements were warranted and that they justify an 
increase. Increases shall not constitute more than 10% of pre‐remodel rents. 

 
v. All tenant protections are immediate upon first day of residency. 

 

                                                 
3 City of Los Angeles. Primary Renovation – Tenant Habitability Program – General information & Instructions. 
Accessed at: https://caltenantlaw.com/TenHabPlanInfo.pdf  

https://caltenantlaw.com/TenHabPlanInfo.pdf


 

vi. Community Right to Purchase. Any property owner wishing to sell property within Old Town 
must first allow local non‐profits to enter into exclusive negotiations with seller for 30 days. 
Non‐profit organizations will have 5 days to express interest and 25 days to close. This measure 
has been successful in San Francisco. 

Issue #5.  Project timeline doesn’t anticipate sufficient outreach opportunities.  The FGPU’s 
12/8/21 workshop is anticipated to be the last one even though the economic analysis won’t be 
completed until February 2022, which, as we understand, will be needed to finalize the City’s 
proposed draft anti-gentrification and anti-displacement strategies.  The project timeline also 
shows that the traffic analysis for the SEIR will initiate in February 2022, which indicates that the 
City is confident that its land use proposals will not change significantly even though it would 
have just given the public just one workshop in December 2021 to consider the City’s initial land 
use proposals.    
 
EHC’s recommendations to address issue #5:  
EHC has requested several additional workshops but it is our understanding that it isn’t feasible to 
do so.  Therefore, EHC would suggest that the City release project information (e.g., staff reports 
etc) at least three weeks prior to the PC/CC hearings in 2022/2023 (vs the standard 72 hours) and 
extend the CEQA public review periods for the draft SEIR beyond minimum statutory 
requirements, as feasible (e.g., 60 days for the Draft SEIR and 30 days for the Final SEIR).  
 
Thank you for your time and consideration.  
 
Sincerely,   
 
Franco Garcia       Danny Serrano 
Policy Director      Campaign Director 



National City Housing Authority 
1243 National City Boulevard, National City, CA 91950-6530 

 Direct (619) 336-4391    Fax (619) 336-4292   caguirre@nationalcityca.gov 

January 27, 2022 

Franco Garcia, Policy Director 
Danny Serrano, Campaign Director 
Environmental Health Coalition 
2727 Hoover Ave., Suite 202 
National City, CA 91950 

SENT VIA E-MAIL 

RE: Response to EHC’s Initial Comments on Focused General Plan Update (FGPU) 12/8/21 Workshop Materials 

Dear Mr. Garcia and Mr. Serrano, 

Thank you and the Environmental Health Coalition (EHC) for providing input on the Focused General Plan Update. 
We appreciate your engagement with City staff, the project team, and the overall project process to promote 
positive outcomes for all National City residents, including individuals in the Old Town National City area. After 
careful deliberation of your feedback and recommendations, our team would like to provide the following 
responses to your comments.  

EHC Comment Summary #1: Relocate the proposed housing component of Study area 1A to another parcel near 
the trolley station to encourage affordable housing and transit oriented development (TOD), but not closer than 
500 feet from the freeway so as to not allow new housing adjacent to a large source of emissions (e.g., freeway) 
in an area already suffering from significant air quality issues. If relocation of the proposed housing component 
isn’t feasible, then EHC would recommend requiring that new housing (or other sensitive land uses) built within 
1,500 feet of a freeway adhere to mitigation measures to reduce exposure to air pollution that exceed best 
management practices (BMPs) and state building construction standards. EHC has included BMPs for 
consideration, further below, but they are not meant to be an exhaustive list.  

One key goal of the Focused General Plan Update is to promote the development of complete neighborhoods that 
are easily accessible via transit and active transportation. This goal is aligned with state and regional efforts to 
integrate land use and transportation investments to lower greenhouse gas reduction (GHG) emissions and make 
progress towards climate change goals. The 24th Street Transit Center is a unique resource for residents. Of the 
National City’s two light-rail transit stations, the 24th Street Transit Center is the sole transit station located to the 
east of Interstate 5 (I-5) within walking distance of a variety of residences, businesses, and other neighborhood 
amenities and services. The 24th Street Transit Center, which is owned by the Metropolitan Transit Service (MTS), 
is one of the few publicly-owned properties within proximity to light-rail transit facilities. MTS has adopted policies 
to support the joint development of its real estate assets, as well. MTS requires projects to provide a minimum set 
aside of 20% of its units for very low and low-income households.1 The future development of this site could 
provide an important source of affordable housing for National City residents that is also connected by high quality 

1 https://www.sdmts.com/sites/default/files/policy.18.joint_development_program_0_0.pdf 
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transit to regional job centers such as Downtown San Diego and Sorrento Valley, which includes the Golden 
Triangle/UTC area and UCSD. 

The recommendation to relocate the proposed housing component of Study Area 1A to a parcel no closer than 
500 feet of the freeway is currently infeasible. It is expected that parcels in and around the trolley station that are 
within and outside the 500-foot radius from the freeway will also develop with new residential and mixed-use 
projects. As such, it is important to not preclude new residential and mixed-use development at the trolley station. 
These new projects will need to acknowledge that due to their proximity to the Interstate-5 freeway that new 
development will need to ensure that appropriate air and noise pollution mitigation measures are incorporated 
into the development. As such, the proposed update will incorporate these noise and air pollution reduction 
measures. 

The goal of the City is to provide a high quality of life for all residents. Other cities with similar development 
constraints have adopted mitigation measures to address air quality issues for housing development by freeways. 
The project team has looked at precedents from the cities of San Diego, Los Angeles, and San Francisco. The City 
of San Diego Housing Solutions Program (2021) requires that development within 100 feet of a freeway provide a 
10-foot minimum landscaped buffer and orient outdoor/public areas away from the freeway.2 The City of Los 
Angeles Freeway Adjacent Advisory (2018) requires that development within 1,000 feet of a freeway install air 
filtration media of a Minimum Efficiency Reporting Value (MERV) of 13. The advisory also provides 
recommendations to avoid sensitive uses (specifically schools, day care facilities, and senior care centers), orient 
outdoor/public areas from the freeway; prioritize non-habitable uses such as parking structures nearest to the 
freeway; and screen the site with substantial vegetation and/or a wall barrier.3 The City/County of San Francisco 
has adopted an Air Pollutant Exposure Zone, which includes all locations within 500 feet of a freeway as well as 
modeled pollutant exposure data. Enhanced ventilation is required for buildings that include sensitive uses such 
as housing within this zone.4 In addition, the team has taken the recommendations from the California Air Quality 
Resource Board’s Air Quality and Land Use Handbook (A Community Perspective) into advisement.5 As stated on 
page 4 of this resource, CARB recognizes that land use agencies have to balance other considerations, including 
housing and transportation needs; the recommendations within this resource are advisory.6  

Based on EHC’s feedback, the FGPU will consider an amendment to the Municipal Code requiring that new 
residential development within 1,000 feet of I-5 to incorporate mitigation measures. These mitigation measures 
will undergo further research as a part of the FGPU and to comply with State legislation such as SB 330, which 
requires design standards adopted after January 1, 2020 to be objective. We thank the EHC team for providing 
preliminary recommendations for review.  

EHC Comment Summary #2: Remove study area 2’s housing component from the project in order to not create 
new land use incompatibilities (housing/industrial uses).  

The project team will remove Study Area 2 from the preferred land use recommendations in order to not create 
new land use incompatibilities. Please note that this area may still undergo study as an alternative for the purposes 
of conducting California Environmental Quality Act (CEQA)-related analyses.  

EHC Comment Summary #3: Strengthen housing protections to address gentrification related to the City’s 
proposed opt-in program. EHC has provided suggestions, further below.  

The House National City draft regulations propose additional protections for residents in relation to anti-
displacement, relocation and gentrification concerns in relation to new projects within areas defined by Tier 1 and 
Tier 2. Since the issue with gentrification is a much broader issue that may affect residents outside of the House 

                                                           
2 https://www.sandiego.gov/sites/default/files/ordinance-21275.pdf  
3 http://zimas.lacity.org/documents/zoneinfo/zi2427.pdf  
4 https://codelibrary.amlegal.com/codes/san_francisco/latest/sf_health/0-0-0-6079  
5 https://www.arb.ca.gov/ch/handbook.pdf  
6 Per the note in the CARB Air Quality and Land Use Handbook (A Community Perspective): “These recommendations are 
advisory. Land use agencies have to balance other considerations, including housing and transportation needs, economic 
development priorities, and other quality of life issues” (pg. 4). 

https://www.sandiego.gov/sites/default/files/ordinance-21275.pdf
http://zimas.lacity.org/documents/zoneinfo/zi2427.pdf
https://codelibrary.amlegal.com/codes/san_francisco/latest/sf_health/0-0-0-6079
https://www.arb.ca.gov/ch/handbook.pdf
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National City areas, single-family residents as well as residents located in the Downtown Specific Plan area, a 
broader conversation with potential new city-wide policies should be considered. The recommendations brought 
forth by EHC should be considered as a separate initiative as a number of the recommendations are larger policy 
considerations such as the recommendations in relation to substantial remodels as well as the community right to 
purchase recommendation.  

EHC Comment Summary #4: EHC has requested additional public workshops but it is our understanding that it 
isn’t feasible to do so. Therefore, EHC would suggest that the City release project information (e.g., staff reports 
etc) at least three weeks prior to the PC/CC hearings in 2022/2023 (vs the standard 72 hours) and extend the 
CEQA public review periods for the draft SEIR and final SEIR beyond minimum statutory requirements, as 
feasible.  

The project team has conducted a variety of outreach events since the project kickoff in March 2020. The City 
values community input and will seek to release project information with as much advance notice as possible.  

We appreciate your comments and participation in the Focused General Plan Update process. Please let me 
know if you have additional questions on our responses and we can set up a time to discuss further.  

Best Regards,  

 

Carlos Aguirre 
Director or Housing  
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What is House National City? 
House National City is a new program to incentivize affordable and mixed-
income housing in strategic areas across the city. In exchange for affordable 
housing, qualifying projects receive a Floor Area Ratio (FAR) bonus. 

What is Floor Area Ratio?
Cities regulate future development in a variety of ways, including density 
and intensity. Density is calculated by dividing the total number of units 
by a project’s acreage resulting in dwelling units per acre (du/ac). Another 
method of regulating density is FAR.

The floor area ratio (FAR) is the measurement of a building’s floor area in 
relation to the size of the lot or parcel that the building is located on. FAR 
is expressed as a decimal number and is derived by dividing the total area 
of the building by the total area of the parcel.

FAR
Building Area

Lot Area
=

FAR helps regulate building bulk and mass. A higher FAR indicates greater 
building volume. FAR can be used with other development standards, such 
as building heights, lot coverage, and lot area to reflect the community’s 
desired arrangement and form of development. FAR creates development 
flexibility for much needed housing units.

Street
Street Street

FAR = 1.0
10,000 sf building

covering 100% of lot

FAR = 1.0
10,000 sf building

covering 25% of lot

FAR = 1.0
10,000 sf building

covering 50% of lot

How will FAR be used for the House National City Program?

Projects that qualify under House National City will use this FAR calculation 
method for regulating development intensity instead of a dwelling unit per 
acre basis, which limits the number of new houses that can be built and 
creates a challenge to providing affordable housing. Allowable heights will 
be dictated by the maximum limits in National City’s adopted zoning code.
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Comparison of FAR Opt-In Program to Existing Dwelling 
Unit per Acre Code Requirements
The FAR calculation is based on two tiers that include three different levels 
of FAR intensity. Based on the location in National City, Tiers 1 and 2 include 
FARs of 2.5 and 4.0. 

Development Calculation Examples
The following examples show how the new development calculation will work.

2.5 FAR 
This Tier will be focused on lots within the Westside Specific Plan where 
existing densities allow 24 dwelling units per acre and 45 dwelling units per 
acre based on the zone. The maximum FAR under the zoning code is 0.6 FAR. 

For this tier, it will include the following zones:

	¸ MCR-11 zone which has a maximum height limit of 3 stories and 50 feet.

	¸ MCR-21 zone which has a maximum height limit of 5 stories and 65 feet.

	¸ RM-12 zone which has a maximum height limit of 4 stories and 45 feet.

	¸ Proposed Mixed-Use Transition (MXT) which would have a maximum 
height limit of 4 stories and 45 feet.

	¸ Proposed mixed-use overlay zone of 24 du/ac which would have a 
maximum height limit of 5 stories and 65 feet.

Development comparison for a 10,000 square foot lot or 0.23 acres

Under existing zoning on a 10,000 SF lot the following would be allowed:

Lot Area Allowed Density Maximum Number of Units

10,000 sf 24 du/ac 6 units
10,000 sf 45 du/ac 10 units

Under the proposed 2.5 FAR program:

	¸ On a 10,000 square foot lot, the maximum size of the building cannot 
exceed 25,000 square feet.3

	¸ If the average unit size is 800 square feet, the typical project could 
average 20 units.4

1 The MCR-1 and MCR-2 zones provide an area within the Westside Specific Plan area for either 
commercial or multi-family residential development or a commercial and multi-family development 
constructed on a single parcel or as components of a single development on an assemblage of 
parcels.
2 The RM-1 zone provides for low-rise, medium density multiple family residential areas and is a 
transitional zone between higher density residential uses and lesser intensity single-family areas.
3 This is derived by multiplying the lot size of 10,000 sf by 2.5 FAR which equals 25,000 sf and 
typically is built within a building that is 2 to 5 stories in height.
4 The project’s area is reduced by 35% for non-habitable areas such as hallways, open space, etc, 
(maximum 16,250 sf).	

20
units

10,000 sf

2-5

2.5

800 sf

25,000 sf

35%

lot size

stories

FAR

unit size

building size

non-habitable areas

AT A GLANCE
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4.0 FAR
This Tier will be focused in the areas around 18th Street, Highland Avenue, 
Civic Center Drive, and Hoover Avenue where existing densities allow up 
to 48 dwelling units per acre. The maximum FAR under the zoning code is 
1.0 FAR for single-use and 2.0 FAR for mixed-use. 

For this tier, it will include the following zones:

	¸ MXC-15 zone which has a maximum height limit of 3 stories and 50 feet.

	¸ MXD-16 zone which has a maximum height limit of 5 stories and 65 feet.

	¸ RM-27 zone which has a maximum height limit of 6 stories and 65 feet.

	¸ RM-38 zone which has a maximum height limit of 9 stories and 95 feet.

	¸ MXC-29 and MXD-210 zones which have a maximum height limit of 5 
stories and 65 feet.

Development comparison for a 10,000 square foot lot or 0.23 acres

Under existing zoning on a 10,000 SF lot, the following would be allowed:

Lot Area Allowed Density Maximum Number of Units

10,000 sf 48 du/ac 11 units

Under the proposed 4.0 FAR program:

	¸ On a 10,000 square foot lot, the maximum size of the building cannot 
exceed 40,000 square feet.11

	¸ If the average unit size is 800 square feet, the typical project could 
average 33 units.12

5 The MXC-1 zone supports the creation of mixed-use corridors at a scale compatible with adjacent 
single-family residential neighborhoods and creates a pedestrian-oriented development that 
enhances the quality of life within the corridor and for adjacent residential neighborhoods.
6 The MXD-1 zone supports the creation of mixed-use districts at a scale compatible with adjacent 
single-family residential neighborhoods. A mixture of land uses within the zone will support a 
neighborhood feel and increase the ability for workers and residents to walk to destinations.
7 The RM-2 zone provides for low- to mid-rise, high density (24 to 48 dwelling units per acre) 
multiple family residential.
8 The purpose of the RM-3 zone is to provide for mid- to high-rise, very high density (49 to 75 
dwelling units per acre) multiple family residential.
9 The MXC-2 zone supports the creation of mixed-use corridors that function as important activity 
centers within the community. Development in the zone is intended to create vibrant places at an 
urban scale.
10 The MXD-2 zone supports the creation of mixed-use districts that serve as primary activity 
centers within the city. These activity centers will function as twenty-four-hour neighborhoods for 
residents, workers, and visitors.
11 This is derived by multiplying the lot size of 10,000 by 4.0 FAR which equals 40,000 and typically 
is built within a building that is 3 to 5 stories in height.
12 The project’s area is reduced by 35% for non-habitable areas such as hallways, open space, etc, 
(maximum 26,000 sf).	

33
units

10,000 sf

3-5

4.0

800 sf

40,000 sf

35%

lot size

stories

FAR

unit size

building size

non-habitable areas

AT A GLANCE
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House National City Proposed Tiers Map
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Parking 
The following is a comparison of parking ratios under the existing National 
City Parking requirements, the State of California’s Affordable Housing 
bonus programs as well as the proposed House National City program:

EXISTING NATIONAL CITY MULTI-FAMILY PARKING RATIOS 

1.3 spaces 1.5 spaces
1-bedroom 2-bedrooms

*Conveniently located guest parking of 
½ space per unit for 20 units or less, plus 
¼ space for each unit over 20. Half of the 
required guest parking spaces may include 
parking spaces on dedicated public streets 
along the sides of the streets that are 
adjacent to the site.

HOUSE NATIONAL CITY PARKING RATIOS

800 sf
or less

800 sf
or more

0.5 
parking space 

per unit

1 
parking space 

per unit

STATE OF CALIFORNIA AFFORDABLE HOUSING DENSITY 
BONUS MAXIMUM PARKING REQUIREMENTS

1 space 1 space 1.5 spaces 1.5 spaces 2.5 spaces
studio 1-bedroom 2-bedrooms 3-bedrooms 4-bedrooms

STATE OF CALIFORNIA AFFORDABLE HOUSING DENSITY 
BONUS SPECIAL PARKING REQUIREMENTS

	¸ Rental/for sale projects with at least 11% very low income or 20% lower-
income units, within 1/2 mile of accessible major transit stop: .5 spaces

The following allow for no parking to be included in a project: 

	¸ Rental projects 100% affordable to lower-income, within 1/2 mile of an 
accessible major transit stop

	¸ Rental senior projects 100% affordable to lower-income, either with 
paratransit service or within a 1/2half-mile of accessible bus route 
(operating at least eight times per day) 

	¸ Rental special needs projects 100% affordable to lower-income 
households, either with paratransit service or within 1/2half-mile of 
accessible bus route (operating at least eight times per day) 

	¸ Rental supportive housing developments 100% affordable to lower-
income households 



HOUSE NATIONAL CITY OPT-IN DENSITY BONUS PROGRAM

6

For-Sale Housing
During the December 8, 2021 Community Workshop, community members 
inquired about including incentives to promote for-sale housing as part 
of the House National City program. Typically, the decision whether to 
develop rental or for-sale housing is not included in this type of regulatory 
framework and other tools may be provided through the City’s Housing 
Authority to promote new for-sale housing development.

In order to respond to the community, as part of the House National City 
regulations, the State of California’s affordable housing density bonus 
incentives for for-sale housing have been included to provide information 
and a framework for potential for-sale housing developers.

The following is stipulated in State Government Code but is included in 
the House National City regulations listed below.

Affordable for sale units must be sold to the initial buyer at an affordable 
housing cost. Housing-related costs include mortgage loan payments, 
mortgage insurance payments, property taxes and assessments, 
homeowner association fees, reasonable utility allowance, insurance 
premiums, maintenance costs, and space rent.

Very low-income units
Housing costs may not exceed 30% to 50% of 
the area median income for a household size 
suitable for the unit

Lower-income units
Housing costs may not exceed 30% to 70% of 
the area median income for a household size 
suitable for the unit

Moderate-income units
Housing costs may not exceed 30% to 110% 
of the area median income for a household 
size suitable for the unit

Buyers must enter into an equity sharing agreement with the city or county 
unless the equity sharing requirements conflict with the requirements of 
another public funding source or law. The equity sharing agreement does 
not restrict the resale price but requires the original owner to pay the city 
or county a portion of any appreciation received on resale. 

The city/county percentage of appreciation is the purchase price discount 
received by the original buyer, plus any down payment assistance provided 
by the city/county. (For example, if the original sales price is $300,000, 
and the original fair market value is $400,000, and there is no city/county 
down payment assistance, the city/county subsidy is $100,000, and the 
city/county’s share of appreciation is 25%).
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Gates Planning Strategies 
M E M O R A N D U M 

DATE: January 13, 2022 

PREPARED BY:  Lara Gates, Planning and Community Engagement Consultant 

SUBJECT: House National City: Draft Regulations 

The following memorandum provides details for the draft opt-in House National City floor area 
ratio bonus regulations. The following sections are included in the draft regulations for 
consideration: 

 Purpose, Intent and Definitions;

 Application of House National City Regulations;

 Required Replacement of Existing Affordable Units;

 Tenant Benefits, Rights and Obligations;

 Incentives in Exchange for Transit Priority Area Affordable Housing;

 Required Provision of Affordable Dwelling Units;

 Supplemental Development Regulations

 Proposed Glossary Terms

Section XXX Purpose, Intent, and Definitions 

(a) Purpose and Intent. The purpose of these regulations is to provide a floor area ratio-
based density bonus  incentive program for development within areas served by transit
that provides  housing for very low income or low income households and other
community benefits. These regulations are intended to materially assist in providing
adequate housing for the community; to provide a balance of housing opportunities
within the City of National City with an emphasis on housing near transit and community
benefits that assist with uplifting the quality of life for residents and reducing the impacts
of gentrification and tenant displacement. For purposes of this opt-in program, two floor
area ratio (FAR) tiers (Tier 1 and Tier 2, as described below) would apply and would
supersede the dwelling unit per acre maximums allowed by the base zones. The
following base zones are included as part of this program: MCR-1; MCR-2; MXC-1; MXC-2;
MXD-1; MXD-2; RM-1; RM-2; RM-3. These regulations do not implement California
Government Code Section 65915 (State Density Bonus Law), which is implemented
through Chapter 18.48 (Density Bonus and Affordable Housing Incentives).
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(b) Definitions. For purposes of this Division, the following definitions shall apply: 

 
1. FAR Tier 1 means any premises where any portion of the premises is outside the 

Downtown Specific Plan. 
 

2. FAR Tier 2 means any premises located on Plaza Bonita Road, within the Hospital 
District and along Sweetwater Road/East 30th as well as the area along 4th Avenue 
that is south of SR-54 that is zoned MXC-2. 

 
Section XXX Application of House National City Regulations 
 

(a) At the request of the applicant, the regulations in this Division shall apply to any 
development within the areas defined as FAR Tier 1 or 2 that is zoned for twenty dwelling 
units per acre or higher and that has a land use designation that is residential or mixed-
use or a residential or mixed-use overlay zone and the premises if all of the following 
requirements are met: 

 
(1) The development includes dwelling units affordable to very low income or low 

income households, in accordance with Municipal Code Section 18.48.020 and the 
following criteria: 

(A) Within the categories of very low income or low income  households, 
affordable dwelling units may be further targeted or restricted for  senior 
citizens, as defined in California Civil Code Sections 51.3 and 51.11. 

(B) Within the very low income category, affordable dwelling units may be 
further targeted or restricted for transitional foster youth, as defined in 
Section 66025 of  the California Education Code; disabled veterans as defined 
in Section 18541 of the California Government Code; or homeless persons as 
defined in the McKinney-Vento Homeless Assistance Act. 

(C) A portion of the total dwelling units in the development shall be reserved for 
very   low income or low income households, in accordance with Municipal 
Code Section XXX (fill in with section that cites percentage requirement). 

 
(2) The dwelling units within the development shall not be used for a rental term of less 

than 30 consecutive days. 
 

(3) Projects will be required to hold a minimum of one publicly-noticed community 
workshop to solicit input on the proposed development. 
 

(b) The regulations in this Division shall not apply to the following types of development: 
 

(1) Development that proposes to concurrently utilize the density bonus provided in 
Chapter 18.48 (Affordable Housing Regulations). Existing development that was 
constructed in accordance with the Affordable Housing Regulations and an applicant 
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proposes to    construct additional dwelling units through a new development 
application may utilize this Division to add gross floor area and density if the existing 
development was constructed using the maximum density bonus available based on 
the affordability level of the development. 

 
(2) Development that includes visitor accommodations, except a single room occupancy 

(SRO) hotel. 
 

(c) The regulations in this Division may be utilized to add gross floor area to an existing 
development through the construction of additional dwelling units. The additional gross 
floor  area allowed shall be determined as follows: 

 
(1) The additional gross floor area is determined by multiplying the remaining lot area by 

the  applicable floor area ratio. The remaining lot area is the difference  between the 
lot coverage of the existing development and the lot area. 
 

(2) The minimum number of dwelling units is determined by multiplying the maximum 
number of dwelling units that could be constructed on the remaining lot area by 0.80. 

 
(A) For this calculation, the maximum number of pre-density bonus dwelling units 

that could be constructed on the remaining lot area is calculated by dividing 
the remaining lot area by  the maximum permitted density under the base 
zone. 
 

(B) If the number calculated for the minimum number of dwelling units exceeds a 
whole number by more than 0.50, the minimum number of dwelling units 
shall be rounded up to  the next whole number. 

 
(d) The regulations in this Division may be utilized to add gross floor area for residential 

development to an existing non-residential development through conversion of existing 
non-residential space to permanent rental or for-sale dwelling units. 
 

(e) The required number of affordable dwelling units shall be calculated in accordance with   
Section (Tie back to code section Application of House NC Regs) based upon the number 
of dwelling units proposed in accordance with  Sections (Tie back to code section 
Application of House NC Regs). Existing covenant-restricted affordable dwelling units 
shall not be counted towards the affordable housing requirement in this Division.  

 
(f) The regulations in this Division shall not supersede the regulations of any other Municipal 

Code Section, unless specified. 
 
Section XXX Required Replacement of Existing Affordable Units 
 

a) An applicant is ineligible for any incentive under this Division if the premises on which 
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the development is proposed contains, or during the seven years preceding the 
application, contained, rental dwelling units that have had the rent restricted by law or 
covenant to persons and families of low income or very low income, or have been 
occupied by persons and families of low income or very low income, unless the proposed  
development replaces the affordable dwelling units, and either: 
 

1. Provides affordable dwelling units at the percentages set forth in Section XXXX 
(inclusive of the replacement dwelling units), or 
 

2. Provides all of the dwelling units in the development as affordable to low 
income or very low income households, excluding any manager’s unit(s). 

 
(b) The number and type of required replacement affordable dwelling units shall be 

determined as follows: 

(1) The development shall replace all existing or demolished protected dwelling units on 
the premises.  

 
(2) The protected dwelling units shall be replaced as follows:  

 
(A) For a development containing any occupied protected dwelling units, the 

development must contain at least the same number of replacement 
protected dwelling units, of equivalent size and bedrooms, and must be made 
affordable to and occupied by persons and families in the same or a lower 
income category as the occupied protected dwelling units. For unoccupied 
protected dwelling units in the development, the replacement protected 
dwelling units shall be made affordable to and occupied by persons and 
families in the same or lower income category as the last household in 
occupancy. If the income category of the last household is unknown, it is 
rebuttably presumed that the protected dwelling units were occupied by very 
low income and low income renter households in the same proportion of very 
low income and low income renter households to all renter households within 
the City of National City, as determined by the most recently available data 
from the United States Department of Housing and Urban Development’s 
Comprehensive Housing Affordability Strategy database, and replacement 
protected dwelling units shall be provided in that same percentage.  
 

(B) If all of the affordable dwelling units are vacant or have been demolished 
within the years preceding the application, the development must contain at 
least the same number of replacement affordable dwelling units, of 
equivalent size and bedrooms, as existed at the highpoint of those units in the 
seven-year period preceding the application, and must be made affordable to 
and occupied by persons and families in the same or a lower income category 
as those in occupancy at that same time. If all of the protected dwelling units 
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are vacant or have been demolished within the seven years preceding the 
application, the development must contain at least the same number of 
replacement protected dwelling units, of equivalent size and bedrooms, as 
existed at the highpoint of those units in the seven-year period preceding the 
application, and must be made affordable to and occupied by persons and 
families in the same. If the income categories are unknown for  the highpoint, 
it is rebuttably presumed that the dwelling units were occupied by very low 
income and low income renter households in the same proportion of very low 
income and low income renter households to all renter households within the 
City of National City, as determined by the most recently available data from 
the United States Department of Housing and Urban Development’s 
Comprehensive Housing Affordability Strategy database, and replacement 
dwelling units shall be provided in that same percentage. 
 

(3) All replacement affordable dwelling unit calculations resulting in fractional units shall  
be rounded up to the next whole number. 
 

(4) All rental replacement affordable dwelling units shall be affordable for at least 55 
years through a recorded affordability restriction documented by written agreement, 
and a deed of trust securing the agreement, entered into by the applicant and the 
Director of the National City Housing Authority.  
 

(5) Any existing residents will be allowed to occupy their dwelling units until six months 
before the start of construction activities with proper notice, which shall occur at 
least 12  months prior to the anticipated date of termination. The property owner 
shall deliver a notice of intent to terminate to the Housing Authority and to each 
tenant household. 

 
(6) The applicant agrees to provide relocation benefits to the occupants of those  

affordable residential dwelling units, and the right of first refusal for a comparable 
dwelling unit available in the new housing development at a rent affordable to very 
low or low income  households. 

 
(A) The displaced occupants are entitled to payment for actual moving and related 

expenses  that the Housing Authority determines to be reasonable and 
necessary. 
 

(B) For any very low or low income household displaced by conversion, the 
applicant shall pay to such household an amount in accordance with Chapter 
16 (commencing with Section 7260) of Division 7 of Title 1 of the California 
Government  Code. 

 
(C) For a development, residents living in the jurisdictional boundary limits of 
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National City at the time of application shall receive priority for 75 percent of 
the affordable dwelling units in the    development that are reserved for very 
low income, low income, or moderate income households. 

 

(7) All for-sale replacement protected dwelling units shall be subject to the following 
provisions:  
 

(A) The initial occupant of all for-sale affordable protected dwelling units shall be 
a very low income or low income household.  
 

(B) Prior to, or concurrent with, the sale of each protected dwelling unit, the 
applicant shall require the buyer to execute and deliver a promissory note in 
favor of the National City Housing Authority so that the repayment of any 
initial subsidy is ensured.  

 
(C) Each for-sale protected dwelling unit shall be occupied by the initial owner at 

all times until the resale of the protected dwelling unit.  
 

(D) Upon the first resale of a protected dwelling unit, the seller shall comply with 
all conditions regarding the sale of a dwelling unit, as applied by the National 
City Housing Authority, and as set forth in California Government Code 
Section 65915(c)(2).  
 

(c) The applicant shall provide existing residents of protected dwelling units with all of the 
following:  
 
(1) The ability to occupy their units until six months before the start of construction 

activities with proper notice, pursuant to California Government Code Sections 7260 
through 7277. Any existing residents will be allowed to occupy their dwelling units 
until six months before the start of construction activities with proper notice, which 
shall occur at least 12 months prior to the anticipated date of termination of 
tenancy. The property owner shall deliver a notice of intent to terminate tenancy to 
the National City Housing Authority and to each tenant household.  
 

(2) To those households that remain in a protected dwelling unit, the applicant shall 
provide:  

 
(A)  Relocation benefits pursuant to consistent with the requirements of 
California Government Code Sections 7260 through 7277 for public agencies. The 
applicant or applicant’s agent shall engage a qualified third-party contractor or 
consultant to oversee the provision of the required relocation benefits. The third-
party contractor or consultant shall provide a letter to the National City Housing 
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Authority certifying compliance with the relocation benefits requirements after 
completion of the relocation process.  
 
(B)  A right of first refusal for a comparable dwelling unit available in the new 
development affordable to the household at an affordable rent or affordable 
housing cost based on household income in accordance with Table 143-12A.  
 
(C)   Residents living within one mile of the development at the time of 
application shall receive priority for 75 percent of the affordable dwelling units in 
the development that are reserved for very low income or low income 
households.  

 
Section XXX Tenant Benefits, Rights and Obligations 
 

(a) The subdivider of a condominium conversion project shall provide the benefits 
specified in Section XXX to persons whose tenancy in very low and low income 
units in a project the subdivider terminates due to the condominium conversion.  

 
(b) The applicant shall provide a relocation assistance payment to all tenants of the 

project. The relocation payment shall be three months rent based on the current 
National City “fair market rent” for apartment size, as established by the U.S. 
Department of Housing and Urban Development. The relocation payment shall be 
paid no later than the day on which the applicant gives notice to the tenant to 
vacate the premises and shall be based upon the fair market rent at the time of 
the notice. The applicant shall provide relocation benefits consistent with the 
requirements of California Government Code Sections 7260 through 7277 for 
public agencies. The applicant or applicant’s agent shall engage a qualified third-
party contractor or consultant to oversee the provision of the required relocation 
benefits. The third-party contractor or consultant shall provide a letter to the 
National City Housing Authority certifying compliance with the relocation benefits 
requirements after completion of the relocation process.  

 
(c) Any existing tenants in the project will be allowed to occupy their dwelling units 

until six months before the start of construction activities with proper notice, 
which shall occur at least 12 months prior to the anticipated date of termination 
of tenancy. The property owner shall deliver a notice of intent to terminate 
tenancy to the Housing Authority and to each tenant household.  

Section XXX Incentives in Exchange for Transit Priority Area Affordable Housing 
 
An applicant proposing development that is consistent with the criteria in Section XXX shall  be 
entitled to the following incentives: 
 

a) Waiver of the existing floor area ratio and a new floor area ratio based upon whether the   
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development is located in FAR Tier 1 or FAR Tier 2.  
 
If a mixed-use development is proposed, the floor area ratio of the non-residential 
portion of the development shall not exceed the maximum floor area ratio of the 
applicable base zone. 
 

b) Waiver of the maximum permitted residential density of the land use designation(s) in 
the applicable land use plan. Density shall be limited by the allowable floor area ratio and 
the  requirements of the California Building Code as adopted and amended by the City of 
National City. 

 
c) Waiver of the following applicable base zone regulations: 

 
1. Maximum lot area. 

 
2. Street frontage requirements, if safe and adequate access to the premises can 

be provided to the  satisfaction of the Fire Department. 
 

3. Maximum lot coverage. 
 

4. Floor Area Ratio (FAR) Bonus for Residential Mixed-Use. Development utilizing 
the regulations in this Division shall not be eligible for other FAR or density 
bonuses. 

 
5. Maximum front setback or street side setback if the maximum is less  than 20 

feet. 
 

d) Waiver of the parking requirements to allow 1 parking space for units larger than 800 
square feet and 0.5 parking spaces for units less than 800 square feet. 
 

e) Waiver of the personal storage area requirement in Section 18.42.070(f) and the private 
exterior open space requirement in Section 18.41.040 for all dwelling units in the 
development. 

 
f) Use of up to five Affordable Housing Incentives. An applicant utilizing the regulations in 

this Division shall be entitled to incentives for any development for which a written 
agreement and a deed of trust securing the agreement is entered into by the applicant 
and the Director of the National City Housing Authority.  

 
(1) An incentive means any of the following: 

 
(A) A deviation to a development regulation, with the exception of  any regulations 

or requirements of this Division; 
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(B) Any other incentive proposed by the applicant that results in identifiable, actual 
cost reductions. 

 
(2) Items not considered incentives by the City of National City include,   but are not 

limited to the following: 
 

(A) A waiver of a required permit; 
 

(B) A waiver of fees or dedication requirements; 
 

(C) A direct financial incentive; 
 

(D) Approval of mixed-use zoning in conjunction with a residential development; 
 

(E) A waiver of any of the requirements, regulations or standards  of this Division. 
 

(3) An incentive requested as part of a development meeting the requirements of this 
Division shall be processed according to the following: 

 
(A) Upon an applicant’s request, development that meets the applicable 

requirements of this     Division shall be entitled to incentives unless the City makes 
a written finding of denial based upon substantial evidence, of any of the 
following: 

 
i. The incentive is not required in order to provide for affordable housing 

costs, as defined in California Health and Safety Code Sections 50052.5 and 
50053; 

 
ii. The incentive would have a specific adverse impact upon public health and 

safety as defined in Government  Code Section 65589.5, the physical 
environment, including environmentally sensitive lands for which there is 
no feasible method to satisfactorily mitigate or avoid the specific adverse 
impact without rendering the development unaffordable to low income 
and moderate income households; 

 
iii. The incentive would be contrary to state or federal law. Requested 

incentives shall be analyzed in compliance with the California 
Environmental Quality Act and no incentive shall be  granted without such 
compliance. 

 

(B) The granting of an incentive shall not require a General Plan  amendment, zoning 
change, a development permit, or other discretionary approval. 
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(C) When a development permit is otherwise required, the decision  to deny a 
requested incentive shall be made by the decision maker for the development 
permit. 

 
(4) The number of incentives available are as follows: 

 
(A) Two incentives for a development that includes at least XX   percent of the pre-

density dwelling units for lower income  households. 
 

(B) Three incentives for a development that includes at least XX percent of the pre-
density dwelling units for lower income households, with at least XX percent 
reserved for very low income households. 

 
(C) Four incentives for a development in which at least XX percent   of the covenant-

restricted dwelling units are three bedrooms. 
 

(D) Five incentives for a development that includes 100 percent of the total 
dwelling units, exclusive of a manager’s unit(s), for lower income households, 
as defined by Section 50079.5 of  the Health and Safety Code as defined in 
Section 50053 of the Health and Safety Code. 

 
(g) Affordable Housing waivers may be granted, except that waivers cannot be used to 

deviate from the requirements of this Division. An applicant utilizing  the regulations in 
this Division shall be entitled to a waiver for any development for which a written 
agreement and a  deed of trust securing the agreement is entered into by the applicant 
and the Director of the National City Housing Authority. 

 
(1) A waiver means a request by an applicant to waive or reduce a development 

standard that physically precludes construction of development meeting the criteria 
of this Division. 
 

(2) Upon an applicant’s request, development that meets the applicable  requirements of 
this Division shall be entitled to a waiver unless the City makes a written finding of 
denial based upon substantial evidence, of any of the following: 

 
(A) The waiver would have a significant, quantifiable, direct, and  unavoidable impact 

upon health, safety, or the physical environment for which there is no feasible 
method to mitigate  or avoid the impact; 

 
(B) The waiver would be contrary to state or federal law. Requested waivers shall be 

analyzed in compliance with the  California Environmental Quality Act as set forth 
in Chapter 12, Article 8, and no waiver shall be granted without  such compliance; 
or 
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(3) The granting of a waiver shall not require a General Plan amendment, zoning change, 
development permit, or other discretionary approval. 

 
(4) There is no limit on the number of waivers an applicant may request. 

Section XXX Required Provision of Affordable Dwelling Units 
 

(a) An applicant requesting application of the regulations in this Division shall provide a 
written agreement to provide affordable dwelling units, entered into by the applicant  
and the Director of the National City Housing Authority and secured by a deed of trust, 
that meets the following requirements: 

 
(1) Provides at least XX percent of rental dwelling units in the development, excluding 

any additional dwelling units allowed under a  floor area ratio bonus, for rent by low 
income households at a cost, including an allowance for utilities, that does not exceed 
30 percent of    50 percent of the area median income, as adjusted for household size. 
 

(2) Provides at least XX percent of the rental dwelling units in the development, 
excluding any additional dwelling units allowed under the floor area ratio bonus, for 
rent by low income households, including an allowance for utilities, that does not 
exceed 30 percent of  60 percent of the area median income, as adjusted for 
household size. 

 
(3) For rental dwelling units to be counted as affordable and meet the requirements of 

this Division, the following qualifying criteria shall be  met: 

 
(A) The affordable dwelling units shall be comparable in bedroom mix and amenities 

to the market-rate  dwelling units in the development, as determined by the 
National City Housing Authority, except that the affordable dwelling units shall 
not be required to exceed three bedrooms  per dwelling unit. The affordable 
dwelling units shall have access to all common areas and amenities provided by 
the development. The square footage and interior features of the affordable units 
shall be good quality and consistent with current building standards for new 
housing in the City of National City. 
 

(B) The affordable dwelling units shall remain available and affordable for a period of 
at least 55 years, unless 100 percent  of the dwelling units in the development are 
affordable and the development is owned and operated by an institution of 
higher education, including a community or junior college, college or  university, or 
a religious institution-affiliated housing development project, as defined in 
California Government Code Section 65913.6, in which case the affordable 
dwelling units shall remain available and affordable for a period of at least 25 
years. 
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(b) Nothing in this Division shall preclude an applicant from using affordable dwelling units 

constructed by  another applicant to satisfy the requirements of this Division, including 
contracting with an affordable housing developer with experience obtaining tax-exempt 
bonds, low income housing tax credits, and other competitive sources of financing, upon 
approval by the National City Housing Authority. 
 

Section XXX Supplemental Development Regulations 

 
Development utilizing the regulations in this Division must comply with the following 
Supplemental Development Regulations and may not utilize incentives or  waivers provided in 
Section XXX to deviate from the requirements in Section   XXX. 
 

a) Pedestrian Circulation Space. All development shall include the following  pedestrian 
circulation improvements: 
 
1. Sidewalk Widening. A sidewalk widening enlarges a pre-existing or required 

sidewalk to a minimum of 10 feet in width measured perpendicular to the street. 
For a premises that is less  than 25,000 square feet, an applicant may elect to 
provide public seating and pedestrian-oriented lighting, in lieu of a sidewalk 
widening. 

 
2. At least one, 24-inch box canopy form tree is required for each 25 feet of street 

frontage on each side of the required sidewalk. 
 
3. Above-ground utility placement within the sidewalk and/or pedestrian path is 

prohibited. 
 
4. Gated entryways and street yard fencing is prohibited. 

 
5. Green or cool roofs defined as a roof with high reflectivity and emissivity that 

improves the energy efficiency of a building that has minimum reflectance of 0.70 
and a minimum emittance of 0.75  

 
b) Buffer from Adjacent Freeways. Development on a premises within 100 feet of a freeway 

shall comply with the following: 
 

1. A 10-foot minimum landscaped buffer shall be provided between the residential 
and      commercial uses and the freeway; and 

 
2. Outdoor areas such as balconies, patios, parks, plazas, and other spaces occupied 

by residents, customers or members of the public shall be oriented away from the 
freeway. 
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c) Transition to Adjacent Residential Single-Unit Zones. Development on a premises directly 

adjacent to a Residential Single-zoned parcel including RS-1; RS-2; RS-3 and RS-4, where 
an   existing dwelling unit is located on the adjacent premises, shall comply with  the 
following criteria: 
 
1) Incorporate a transition plane in the development that does not exceed a 65-degree 

angle.  
a. The  transition plane for the development shall start from the shared property 

line with the RS zone   and extend 1/3 of the lot depth. 
 
 
Proposed Glossary Terms: 

Low Income: Low income means any household whose income exceeds 50 percent but does not 
exceed 80 percent of the median income as adjusted for household size as defined by the U.S. 
Department of Housing and Urban Development for the San Diego Standard Metropolitan 
Statistical Area.  

Transit Priority Areas: Transit priority area means the area defined in California Public Resources 
Code Section 21099, as may be amended, or an area within one-half mile of a major transit stop 
that is existing or planned, if the planned major transit stop is scheduled to be completed within 
the planning horizon included in a Transportation Improvement Program.  

Very Low Income: Very low income means any household whose income does not exceed 50 
percent of median income as adjusted for household size as defined by the U.S. Department of 
Housing and Urban Development for the San Diego Standard Metropolitan Statistical Area.  



            Item no. 4 

          February 7, 2022 

Planning Commission  
Minutes 

Planning Commission Meeting  
Meeting of November 15, 2021 
ONLINE ONLY MEETING - LIVE WEBCAST 
https://www.nationalcityca.gov/webcast 
Council Chambers, Civic Center 
1243 National City Boulevard 
National City, CA  91950 

 
These minutes have been abbreviated.  Video recordings of the full proceedings 
are on file and available to the public.     
 
Agenda Items 
The meeting was called to order by Chair Dela Paz at 6:23 p.m.     
 
Roll Call 
 
Commissioners Present: Sendt, Yamane, Roman, Dela Paz, Sanchez, Natividad, 
Valenzuela 
 
Commissioners Absent: None. 
 
Staff Also Present: Director of Community Development Armando Vergara, 
Deputy City Attorney Gabriela Torres, Principal Planner Martin Reeder 
 
4. Approval of Minutes from the Meeting of November 1, 2021 

 
Motion by Yamane, second by Roman to approve the Minutes for the 
Meeting of November 1, 2021.  
 

Motion carried by the following vote: 
 
Ayes: Sendt, Yamane, Roman, Dela Paz, Sanchez, Natividad  
Abstain: Valenzuela 
Noes: None.  
Absent: None.  
 
Motion approved.  
 
Commissioner Valenzuela abstained due to her absence at the 
meeting of November 1, 2021.  
 

https://www.nationalcityca.gov/webcast
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5. Approval of the Agenda for the Meeting on November 15, 2021. 

 
Motion by Natividad, second by Roman to approve the Agenda for the 
Meeting on November 15, 2021. 
 

Ayes: Sendt, Yamane, Roman, Dela Paz, Sanchez, Natividad, 
Valenzuela 
Abstain: None.  
Noes: None.  
Absent: None.  
 
Motion approved.  
 

ORAL COMMUNICATION: Verbal comments were received from: 
 
Carla Vanegas in support of the San Diego Rescue Mission Transitional Housing 
project.  
 
Agustin Gonzalez stated his support of the City of National City.  
 
PRESENTATIONS: None. 

 
CONTINUED PUBLIC HEARINGS: None.  
 
PUBLIC HEARINGS:  
 

6. Resolution taking action on a Conditional Use Permit for beer and wine sales 
at a new restaurant (KeBURROS) located at 1539 East 8th Street. (Case File 
No. 2021-16 CUP) 
 
Presented by Principal Planner Martin Reeder.  
 
Commissioners asked questions of staff.  
 
Representing the applicant, Sherrie Olsonn confirmed that she had read, 
understood, and accepted the conditions.  
 
Motion by Roman, second by Sanchez to close the Public Hearing and 
approve the Resolution taking action on a Conditional Use Permit for beer 
and wine sales at a new restaurant (KeBURROS) located at 1539 East 8th 
Street. (Case File No. 2021-16 CUP) 
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Motion carried by the following vote: 
 

Ayes: Sendt, Yamane, Roman, Sanchez, Valenzuela 
Abstain: None. 
Noes:  Natividad, Dela Paz 
Absent: None. 
 
Motion approved.  
 

7. Resolution taking action on a Conditional Use Permit modification for the 
former South Bay Community Church located at 2400 Euclid Avenue to add a 
Transitional Housing Facility (Case File No. 2021-13 CUP) 

 
Presented by Principal Planner Martin Reeder.  
 
Applicant and President  & CEO of the San Diego Rescue Mission Donnie 
Dee was present and answered questions posed by the Commissioners.  
 
Applicant Donnie Dee confirmed that had read, understood, and accepted the 
conditions.  
 
Public Comments were received from: 
 
Written comment read into the record in support 
Rev. Dr. Seth David Clark in support 
Verna Clark  
Joan Rincon  
William Frye 
Coyote Moon 
Zachary Francisco Gomez 
 
Written comment read into the record in opposition  
Patricia Croizier 
 
Verbal comment received in support 
Luis Chavez 
Greg Boeh 
John Pasha 
Todd Roberts 
John Fullmer 
 
Verbal comment received in opposition 
Ellis Rose 
Michael Mossbarger 
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Motion by Valenzuela, second by Roman to close the Public Hearing and 
approve the Resolution taking action on a Conditional Use Permit 
modification for the former South Bay Community Church located at 2400 
Euclid Avenue to add a Transitional Housing Facility with a revision to 
Condition No. 15 to include 24-hour video surveillance and an on-site security 
guard. (Case File No. 2021-13 CUP) 
 

Motion carried by the following vote: 
 

Ayes: Sendt, Yamane, Roman, Valenzuela, Natividad, Dela Paz 
Abstain:  
Noes: Sanchez 
Absent:  
 
Motion approved.  
 

OTHER BUSINESS:  
 

8. Adoption of 2022 Planning Commission Meeting Dates 
 

Presented by Principal Planner Martin Reeder.  
 
Motion by Roman, second by Sanchez to adopt the 2022 Planning 
Commission Meeting Dates.  

 
Motion carried by the following vote: 

 
Ayes: Sendt, Yamane, Roman, Dela Paz, Sanchez, Natividad, 
Valenzuela 
Abstain: None.  
Noes: None. 
Absent: None. 
 
Motion approved.  

 
9. Election of Officers for 2022 

 
Presented by Principal Planner Martin Reeder.  
 
Motion by Roman, second by Dela Paz to nominate Commissioner Yamane 
as the Chair.  

 
 
 
 
 



Planning Commission Meeting 
Meeting of February 7, 2022 
Page 5 
 

 
 

Motion carried by the following vote: 
 

Ayes: Sendt, Yamane, Roman, Dela Paz, Sanchez, Natividad, 
Valenzuela 
Abstain: None. 
Noes: None. 
Absent: None. 
 
Motion approved.  
 

Motion by Sanchez, second by Valenzuela to nominate Commissioner 
Roman as Vice Chair.  

 
Ayes: Sendt, Yamane, Roman, Sanchez, Natividad 
Abstain: None. 
Noes: Natividad, Dela Paz 
Absent: None. 
 
Motion approved.  

 
STAFF REPORTS: 

 
Deputy City Attorney: None. 
 
Director of Community Development: Thanked outgoing Chair Dela Paz and 
Vice Chair Sanchez for their service.  
 
Principal Planner: None. 
 

COMMISSIONER REPORTS:  
 
Commissioners thanked Chair Dela Paz and Vice Chair Sanchez for their service and 
leadership over the last year.  
 
Roman: Spoke to an upcoming City of National City Community Clean-up event 
occurring on Saturday, November 20, 2021 between 19th & 20th streets from 7:00 am – 
12:00 pm. 
 
ADJOURNMENT by Chair Dela Paz at 8:22 p.m. to the meeting of December 6, 2021. 
 
 

________________ 
        CHAIRPERSON 

 

The foregoing minutes were approved at the Regular Meeting of February 7, 2022.  



Item no.  6 

February 7, 2022  
 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
 

PLANNING COMMISSION STAFF REPORT 
 
Title:    PUBLIC HEARING – CONSIDERATION OF 

CERTIFICATION OF A NEGATIVE DECLARATION AND 
TENTATIVE PARCEL MAP FOR THE SUBDIVISION OF 
ONE LOT INTO FOUR AT 1616 ‘M’ AVENUE WITH 
EXCEPTIONS FOR LESS THAN REQUIRED LOT WIDTH 
AND MINIMUM LOT SIZE. 

 
Case File No.: 2021-22 LS 
 
Location: South side of East 16th Street, west of ‘M’ Avenue 
 
Assessor’s Parcel Nos.: 561-090-18 
  
Staff report by:  David Welch, Associate Planner 
 
Applicant: Fernando Diaz De La Vega 
 
Zoning designation: RS-2 (Small Lot Residential)  
 
Adjacent land use/zoning:  
 

North: Vacant across East 16th Street / RM-1 
 
East: Single-family homes / RS-2 
 
South: Single-family homes / RS-2 
 
West: Single-family homes and apartments / RS-2 

 
Environmental review: Negative Declaration 
 
Staff recommendation: Approve
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Staff Recommendation 

Staff recommends approval of a Negative Declaration and a Tentative Parcel Map (TPM) 

for the subdivision of an existing parcel into four. Exceptions are requested for lots that 

are less than the required lot width and minimum lot size.  

The lot split will separate the existing parcel into four separate parcels. The project is 

consistent with the General Plan and Subdivision Ordinance and will provide a new 

home-ownership opportunity. 

 

Executive Summary  

The applicant is applying for a TPM for the subdivision of an existing parcel into four. 

Four existing structures will remain as two homes and two detached accessory dwelling 

units (ADUs) on two of the new lots. The remaining lots will be developed with two new 

homes, each with a detached ADU. The parcel is 25,136 square feet in size and the 

proposed parcels will range in size from 8,073 square feet to 4,616 square feet. Two 

lots will have street frontages less than the required 50 feet and lot sizes below the 

minimum lot size of 5,000 square feet. Exceptions are requested for both deviations. 

 

Site Characteristics 

The approximately half-acre property is located on the south side of East 16th Street in 

the RS-2 Zone west of ‘M’ Avenue. Four existing units take access off ‘M’ Avenue and 

are proposed to remain as two single-family residences and two ADUs. Access will be 

off an existing shared driveway. The ‘M’ Avenue right-of-way is separated into two 

sections by a retaining wall and the portion serving the property is similar to an alley. 

The lot is approximately 92 feet wide along East 16th Street and 167 feet at the rear of 

the property. It is approximately 210 feet deep and wraps around a single-family lot to 

the northeast. The property slopes upward from east to west approximately 18 feet. 

There is no natural habitat or body of water present on-site, which is surrounded by urban 

development on three sides and a large vacant property to the north. 

 

There are four existing residential units on the south side of the property, which faces 

‘M’ Avenue. The units are detached and range from 1,143 square feet to 888 square 

feet in size. There are multiple retaining walls on site, which separate the existing units 

and the neighboring properties. An existing accessory structure and retaining wall on 

the west side of the property are proposed to be replaced by a single-family residence 

and an ADU. 

 

Proposed Use 

The applicant is proposing to subdivide the existing 25,136 square-foot lot into four lots. 

Lot 1 includes an existing 1,143 square foot house and a 1,116 square foot house that 

will become an ADU. Lot 2 includes an existing 1,095 square foot house and an 888 



Planning Commission 
Meeting of February 7, 2022 
Page 3 
 
square foot house that will become an ADU. A 1,525 square foot house and a 1,200 

square foot ADU are proposed for Lots 3 and 4. Exceptions are requested for Lots 3 

and 4 for the required minimum lot size of 5,000 square feet and minimum street 

frontage of 50 feet. Junior accessory dwelling units (JADUs) are also proposed for Lots 

3 and 4. JADUs will not be permitted until a property owner resides on each of the 

proposed lots. 

 

Subdivision of the property into four lots is proposed as follows: 

 

Lot 1 would have 70 feet of frontage on ‘M’ Avenue. It will be approximately 142 feet 

deep with a 10 foot wide section that extends another 25 feet. The net size is 8,073 

square feet. One of the existing residences will retain a 10 foot front yard setback. All 

other required setbacks would be maintained for the existing residences. 

 

Lot 2 would have approximately 55.1 feet of frontage on ‘M’ Avenue. It will be 

approximately 142 feet deep and have a net size of 7,830 square feet. One of the 

existing residences will retain a 10 foot front yard setback. All other required setbacks 

would be maintained for the existing residences. 

 

Lot 3 would have approximately 46.12 feet of frontage on East 16th Street. It will be 

approximately 100 feet deep with a net size of 4,616 square feet. With required 

setbacks provided, approximately 1,987 square feet is available for development of a 

new residence. 

 

Lot 4 would have approximately 46.11 feet of frontage on East 16th Street. It will be 

approximately 100 feet deep with a net size of 4,616 square feet. With required 

setbacks provided, approximately 1,986 square feet is available for development of a 

new residence. 

 

Analysis 

This project contributes to infill development, which is encouraged by the General Plan: 

 

Policy LU 4.3: Promote infill development, redevelopment, rehabilitation, and 
reuse efforts that contribute positively to existing neighborhoods and surrounding 
areas. 

 

The proposal also provides an additional home ownership opportunity, which is 

consistent with the City’s Housing Element.  
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Subdivision Ordinance 

The proposed subdivision is consistent with the Subdivision Ordinance as it creates a 

development pattern that is consistent with nearby properties. The properties in the 

vicinity are regular in shape (square or rectangular) with some variation in size. The 

proposed lots in this case will be the same, with the exception of a 25-foot by 10-foot 

notch on the south side of lot 1, which abuts the end of the ‘M’ Avenue right-of-way. Lots 

3 and 4 continue the lot pattern fronting East 16th street. 

 

Land Use Code 

The Land Use Code establishes a maximum density of 9 units per acre in the RS-2 Zone. 

The density of properties in the same block as the proposed site and on same side of the 

street is approximately 8.2 units per acre. The proposed future density of the property 

would be 7.1 units per acre, which is consistent with the maximum density. 

 

A grading and drainage plan will be required for the proposed units on lots 3 and 4. The 

lot slopes about 10 feet east to west where the buildable area is located; therefore, cut 

and fill would be able to provide a level building pad in the future. 

 

Required Findings 

The Subdivision Map Act contains nine required findings for Tentative Parcel Maps: 

 

1. The proposed map is consistent with the National City General Plan. 

 

The proposed single-family subdivision, at a density of 7.1 units per acre, is consistent 

with the Small Lot Residential land use designation, which specifies a maximum density 

of 9 units per acre the uses. 

 

2. The site is physically suitable for the proposed type of development. 

 

Additional single-family homes with ADUs can be located on level building pads on the 

site with a minor amount of grading. 

 

3. The site is physically suitable for the proposed density of development. 

 

The proposed parcels can accommodate single family residences with suitable yard 

areas and still meet prescribed recommended density for the area. 
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4. The design of the subdivision and the proposed improvements are not likely to 

cause substantial environmental damage or substantially and avoidably injure 

fish or wildlife or their habitat. 

 

There is no natural habitat or body of water present nearby or on-site. The property is 

surrounded by urban development. 

 

5. The design of the subdivision and the proposed/required improvements are not 

likely to cause serious public health problems. 

 

All necessary public services will be provided, as required by approvals required for new 

construction. 

 

6. The design of the subdivision and the proposed/required improvements will not 

conflict with easements, acquired by the public at large, for access through or 

use of the property within the proposed subdivision. 

 

Existing easements will be maintained and not be encroached upon. 

 

7. The discharge of sewerage waste from the subdivision into the City of National 

City sewer system will not result in violation of existing requirements prescribed 

by the California Regional Quality Control Board pursuant to Division 7 

(commencing with Section 13000) of the Water Code, as specified by 

Government Code Section 66474.6. 

 

Discharge of sewerage waste will be addressed through a sewer permit, which is required 

as part of construction of a future home.  

 

8. The subdivision has been considered by the Planning Commission with regard 

to its effect on the housing needs of the region, and these needs are balanced 

by the public service needs of the residents and available fiscal and 

environmental resources. 

 

The project will provide an additional homeownership opportunity, which is consistent with 

and encouraged by the City’s Housing Element. 

 

9. The design of the subdivision provides, to the extent feasible, for future passive 

and natural heating and cooling opportunities in the subdivision, based on 

consideration of local climate, topography, property configuration and other 
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design and improvement requirements without requiring reduction in allowable 

density or lot coverage.  

 

All new construction proposed in the future will be in compliance with the California 

Building Code, which takes such factors into consideration. 

 

An additional finding has been included with regard to compliance with the California 

Environmental Quality Act (CEQA), which is as follows: 

 

1. The proposed project has been reviewed in compliance with CEQA for which a 
Negative Declaration (ND) has been prepared. The ND has determined that the 
proposed project could not have significant effect on the environment. 

 

Staff has determined that the proposed project could not have a significant effect on the 

environment and an initial study checklist and negative declaration was prepared for the 

approval of this Tentative Parcel Map. 

 

Department Comments 

Comments were received from the Engineering and Fire departments; and the 

Sweetwater Authority. The comments have been included as Conditions of Approval. 

The Engineering Department provided comments related to site plan requirements, 

storm water requirements, engineering and land development requirements, right-of-

way requirements, and Final Map requirements; the Fire Department is requiring 

compliance with codes related to fire protection and access for future housing; the 

Sweetwater Authority provided comments related to the adequacy of existing 

infrastructure and easements. Any future construction on the property would require 

adequate water infrastructure that can provide necessary fire flow. Any comments 

related to construction and utilities would be addressed at the time of future building 

permit submittal. 

 

Summary 

The subject property is a large lot, which is more than four times the minimum lot size 

required in the RS-2 zone. As such, it is suitable for subdividing. The placement of the 

existing homes allows the opportunity for subdivision with all necessary setbacks being 

provided. The requested exceptions for street frontage and minimum lot size will all the 

project to provide a regular lot configuration and would result in a uniform development 

that would be consistent with area development. If approved, the proposed subdivision 

will result in an additional home ownership opportunities, and will meet all Land Use Code 

requirements, consistent with the General Plan. Conditions of Approval will ensure that 
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the property is appropriately developed and will meet all requirements of the Land Use 

Code and pertinent construction codes at the time of future construction. 

 

 

Options 

 

1. Approve 2021-22 LS subject to the conditions listed within, based on the attached 

findings or findings to be determined by the Planning Commission; or 

 

2. Deny 2021-22 LS based on findings to be determined by the Planning 

Commission; or, 

 

3. Continue the item to a later date in order to obtain additional information.  

 

Attachments 

 

1. Recommended Findings 

2. Recommended Conditions 

3. Overhead 

4. Site Photos 

5. Applicant's Plans (Exhibit A, Case File No. 2021-22 LS dated 8/30/2021) 

6. Public Hearing Notice (Sent to 150 property owners and occupants) 

7. CEQA Checklist and Negative Declaration 

8. Resolution 

 

 

 

 

 

David Welch                                                                 ARMANDO VERGARA 

Associate Planner                                                        Director of Community Development 



ATTACHMENT 1 
 

RECOMMENDED FINDINGS FOR CERTIFICATION OF THE NEGATIVE 

DECLARATION AND APPROVAL 

OF THE TENTATIVE PARCEL MAP 

2021-22 LS 1305 1616 ‘M’ Avenue 

APN: 561-090-18 

Findings for the certification of the Negative Declaration: 

 

1. The proposed project has been reviewed in compliance with CEQA for which a 

Negative Declaration (ND) has been prepared. The ND has determined that the 

proposed project could not have significant effect on the environment. 

 

Findings for approval of the Tentative Parcel Map: 

 

1. The proposed map is consistent with the National City General Plan because the 

proposed single-family subdivision, at a density of 7.1 units per acre, is consistent 

with the Low-Medium Density Residential land use designation, which specifies a 

maximum density of 9.0 units per acre the uses. 

 

2. The site is physically suitable for the proposed type of development because 
additional single-family homes with ADUs can be located on level building pads on 
the site with a minor amount of grading. 
 

3. The site is physically suitable for the proposed density of development because the 

proposed parcels can accommodate single family residences with suitable yard 

areas and still meet prescribed recommended density for the area 

 

4. The design of the subdivision and the proposed improvements are not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or wildlife 

or their habitat because there is no natural habitat or body of water present nearby 

or on-site. The property is surrounded by urban development. 

 

5. The design of the subdivision and the proposed/required improvements are not likely 

to cause serious public health problems because all necessary public services will 

be provided, as required by approvals required for new construction. 

 

6. The design of the subdivision and the proposed/required improvements will not 
conflict with easements, acquired by the public at large, for access through or use of 
the property within the proposed subdivision because existing easements will be 
maintained and not be encroached upon. 
 

7. The discharge of sewerage waste from the subdivision into the City of National City 

sewer system will not result in violation of existing requirements prescribed by the 



California Regional Quality Control Board pursuant to Division 7 (commencing with 

Section 13000) of the Water Code, as specified by Government Code Section 

66474.6 because discharge of sewerage waste will be addressed through a sewer 

permit, which is required as part of construction of a future home.  

 

8. The subdivision has been considered by the Planning Commission with regard to its 

effect on the housing needs of the region, and these needs are balanced by the public 

service needs of the residents and available fiscal and environmental resources 

because the project will provide an additional homeownership opportunity, which is 

consistent with and encouraged by the City’s Housing Element. 

 

9. The design of the subdivision provides, to the extent feasible, for future passive and 

natural heating and cooling opportunities in the subdivision, based on consideration 

of local climate, topography, property configuration and other design and 

improvement requirements without requiring reduction in allowable density or lot 

coverage because all new construction proposed in the future will be in compliance 

with the California Building Code, which takes such factors in to consideration. 

 



ATTACHMENT 2 
 

RECOMMENDED CONDITIONS OF APPROVAL 
2021-22 LS 1616 ‘M’ Avenue 

General 

1. This Tentative Parcel Map authorizes the creation of four new parcels from one existing 
parcel. Except as required by Conditions of Approval, all plans submitted for permits 
associated with the project shall conform with Exhibit A, case file no. 2021-22 LS, dated 
8/30/2021. No construction or demolition is approved as part of this approval. 

2. Before this Tentative Parcel Map shall become effective, the applicant and/or property 
owner shall sign and have notarized an Acceptance Form, provided by the Planning 
Department, acknowledging and accepting all conditions imposed upon the approval of 
this permit.  Failure to return the signed and notarized Acceptance Form within 30 days 
of its receipt shall automatically terminate the Tentative Parcel Map. The applicant shall 
also submit evidence to the satisfaction of the Community Development Director that a 
Notice of Restriction on Real Property is recorded with the County Recorder. The 
applicant shall pay necessary recording fees to the County. The Notice of Restriction 
shall provide information that conditions imposed by approval of the Tentative Parcel 
Map are binding on all present or future interest holders or estate holders of the property.  
The Notice of Restriction shall be approved as to form by the City Attorney and signed 
by the Community Development Director prior to recordation. 

3. Approval of the tentative map expires two (2) years after adoption of the resolution of 
approval at 6:00 p.m. unless prior to that date a request for a time extension not 
exceeding three (3) years has been filed as provided by National City Municipal Code 
§17.04.070. 

Engineering 

4. SITE PLAN REQUIREMENTS  
1. Tentative Parcel Map Checklist 

a. Form and Content 
i. Scale: 1” = 100’ (1cm = 10m) minimum with north arrow 
ii. Title: Tentative Parcel Map 
iii. Legal description: Sufficient to define map boundaries 
iv. Tax Assessor’s Parcel Number(s) 
v. Owner’s name, address, telephone number and signature 
vi. Civil engineer’s or land surveyor’s name, address, telephone number 

and registration or license number 
vii. Method of sewage disposal – sewer laterals shall be 6-inch minimum. 
viii. Reference to topographic source 
ix. Grading – statement if no grading proposed 
x. Date of preparation and number and dates of any revision 

b. Map Data 
i. North arrow with scale (min. 1” = 100’) 
ii. Boundaries 

1. Fully dimensioned 



2. Proposed as solid lines, existing as dashed lines 
iii. Utilities 

1. Sewer – location, size, type, depth manholes 
2. Water – location, size, type 
3. Gas – location, size 
4. Electrical, telephone, cable, TV lines – location, size, type, 

poles, overhead or underground 
5. Water courses – widths, directions of flow 
6. Contours – maximum 5’ (2m) interval 
7. Easements – location, purpose, size, public or private 

iv. Proposed 
1. Sidewalks, curbs and gutters, driveways 
2. Sewers – location, size, type, manholes 
3. Drainage facilities 
4. Removal or relocation of existing buildings and location of any 

proposed buildings 
5. Removal of existing trees 
6. Grading – degree of slope, benches, retaining walls, pad 

elevations 
7. Easements – location, purpose, size, public or private 

 
5. STORM WATER REQUIREMENTS 

1. A Hydrology study (100 year flood) is required for the new project.  The study 
should consider the proposed project area to the closest municipal storm drain 
collection point.  The study should consider the adequacy of the existing storm 
drain system to convey any additional run off.  All Hydrology study findings and 
recommendations are part of Engineering Department requirements. 
 

2. The Storm Water BMP Requirements Applicability Form I-1 and if required I-2 
checklist for the National Pollutant Discharge Elimination System (NPDES) is 
required to be completed and submitted to the Engineering Department.   The 
checklist will be required when a project site is submitted for review of the City 
Departments.  The checklist is available at the Engineering Division web site at the 
link below *.  If it is determined that the project is subject to the “Priority Project 
Permanent Storm Water BMP Requirements” and the City of National City Storm 
Water Best Management Practices of the Jurisdictional Urban Runoff 
Management Program (JURMP) approved Standard Urban Storm Water 
Mitigation Plan (SUSMP) documentation will be required prior to issuance of an 
applicable engineering permit.  The SUSMP shall be prepared by a Registered 
Civil Engineer. 
 
*http://www.nationalcityca.gov/city-government/engineering-public-
works/engineering-division/online-services-forms-fees.   
 

3. The Best Management Practices (BMPs) for the maintenance of the proposed 
construction shall be undertaken in accordance with the National Pollutant 



Discharge Elimination System (NPDES) regulations which may require a Storm 
Water Pollution Prevention Plan (SWPPP) for the project.  An approved SWPPP 
will be required prior to issuing of a construction permit. 
 

4. All surface run-off shall be treated with an approved Standard Urban Runoff 
Mitigation Plan (SUSMP) Best Management Practice (BMP) for all Priority SUSMP 
projects.  No runoff will be permitted to flow over the sidewalk.  Adjacent properties 
shall be protected from surface run-off resulting from this development. 
 

5. All existing and proposed curb inlet on property shall be provided with a “No 
Dumping” signage in accordance with the NPDES program. 
 

6. A National Pollutant Discharge Elimination System (NPDES) permit is required for 
discharges of storm water runoff associated with construction greater than 1 acre 
activity where clearing, grading, and excavation results in a land disturbance. A 
construction storm water permit shall be obtained from the Regional Water Quality 
Control Board.  A copy of shall be given to the City of National City Engineering 
Department prior to any work beginning on the project. 
 

7. A Notice of Intent (NOI) shall be filed with the Regional Water Quality Control Board 
(RWQCB). 
 

8. Industrial facilities shall comply with NPDES regulations.  A Storm Water Pollution 
Prevention plan shall be prepared and submitted to the Engineering Department 
for approval.  The facility shall satisfy the sampling and monitoring requirements 
of the NPDES regulations. 
 

9. A hydromodification plan or a letter sealed and signed by the Engineer of Work 
explaining why the project is exempt from hydromodification requirements shall be 
submitted. 

 
6. ENGINEERING LAND DEVELOPMENT REQUIREMENTS 

1. A grading and drainage plan shall be submitted showing all of the proposed and 
existing on-site and off-site improvements. The plan shall be prepared in 
accordance with the City’s standard requirements by a Registered Civil Engineer. 
All necessary measures for prevention of storm water pollution and hazardous 
material run-off to the public storm drain system from the proposed parking lot or 
development shall be implemented with the design of the grading. This shall 
include the provision of such devices as storm drain interceptors, clarifiers, or 
filters. Best Management Practices for the maintenance of the parking lot, including 
sampling, monitoring, and cleaning of private catch basins and storm drains, shall 
be undertaken in accordance with the National Pollution Discharge Elimination 
System (NPDES) regulations. A private storm water treatment maintenance 
agreement shall be signed and recorded.  A check list for preparation of the grading 
plan/drainage plan is available at the Engineering Department. 

 



2. A sewer permit will be required. The method of sewage collection and disposal 
shall be shown on the grading/drainage plan. Any new sewer lateral in the City 
right-of-way shall be 6 inch in size with a clean out. A sewer stamp “S” shall be 
provided on the curb to mark the location of the lateral. 
 

3. Separate street and sewer plans prepared by Registered Civil Engineer, shall be 
submitted showing all of the existing and proposed improvements.  The plans shall 
be in accordance with City requirements.  
 

4. A soils engineering report shall be submitted for the Engineering Department’s 
review, after Planning Commission approval. The report shall address the stability 
of all of the existing and proposed slopes on the property. It shall also address the 
adequacy of the building pads, the criteria for any new retaining wall design, the 
maximum allowable soil bearing pressure and the required pavement structural 
sections for the proposed streets, the parking areas, and the driveways. As a 
minimum, the parking lot pavement sections shall be 2 inch A.C. over 4 inch Class 
II aggregate base. The street pavement sections shall be in accordance with 
National City modified Standard Drawing G-34. All soils report findings and 
recommendations shall be part of the Engineering Department requirements. 
 

5. A title report shall be submitted to the Engineering Department, after the Planning 
Commission approval, for review of all existing easements and the ownership at 
the property.  
 

6. All NEW dwellings are subject to Development Impact Fee according to the current 
fee schedule at the time of Permit issuance.  This includes new homes, condos 
and apartments.  
 

7. A cost estimate for all of the proposed grading, drainage, street improvements, 
landscaping and retaining wall work shall be submitted with the plans.  A 
performance bond equal to the approved cost estimate shall be posted.  Three 
percent (3%) of the estimated cost shall also be deposited with the City as an initial 
cost for plan checking and inspection services at the time the plans are submitted.  
The deposit is subject to adjustment according to actual worked hours and 
consultant services. 
 

8. All proposed ADU units must comply with the City’s current guidelines and 
requirements. 
 

7. RIGHT OF WAY REQUIREMENTS 
1. The property owner, or its successors and assigns shall be responsible for the 

maintenance, repair, or reconstruction of all irrigation and landscaping 
improvements installed within the public right-of-way.  Sprinkler heads shall be 
adjusted so as to prevent overspray upon the public sidewalk or the street.  The 
proposed sprinkler heads shall be installed behind the sidewalk, and the irrigation 
mainline upon private property only, as required by the City.  The property owner 



or, its successors or assigns, shall be remove and relocate all irrigation items from 
the public right-of-way at no cost to the City, and within a reasonable time frame 
upon a written notification by the City Engineer.  
 

2. Metallic identification tape shall be placed between the bottom layer of the finished 
surface and the top of all irrigation lines in the public right-of-way.  
 

3. The deteriorated portions of the existing street improvements along the property 
frontages shall be removed and replaced.  Specifically the sidewalk adjacent to the 
property on E. 16th Street.  
 

4. Street pavement repair will be required. The work shall be as follows: M Avenue 
from the edge of the driveway connection to E. 16th Street and south end of street 
adjacent to proposed Lot 1. 
 

5. The existing street improvements along the property frontage(s) shall be kept free 
from weed growth by the use of special weed killers, or other approved methods.  
 

6. All existing survey monuments, including any benchmark, within the boundaries of 
the project shall be shown on the plans.  If disturbed, a licensed land surveyor or 
civil engineer shall restore them after completion of the work.  A Corner Record 
shall be filed with the County of San Diego Recorder.  A copy of the documents 
filed shall be given to the City of National City Engineering Department as soon as 
filed.  
 

7. The driveway on E. 16th Street to access Lots 1 & 2 shall be an alley entrance 
type driveway with pedestrian ramps.  
 

8. A permit shall be obtained from the Engineering Department for all improvement 
work within the public right-of-way, and any grading construction on private 
property.  
 

9. Street improvements shall be in accordance with the City Standards.  All missing 
street improvements shall be constructed.  Abandoned driveway aprons shall be 
replaced with curb, gutter, and sidewalks.  
 

8. FINAL PARCEL MAP REQUIREMENTS 
1. The final parcel map shall meet all of the requirements of the Subdivision Map Act, 

and the City of National City Municipal Codes including certification, 
acknowledgement, complete boundary information and monumentation.  
 

2. The developer shall submit to the Fire Department a letter from Sweetwater 
Authority stating existing fire flow.  If determined by the Fire Department that 
additional improvements are needed, the developer shall enter into an agreement 
for the water improvements with the Sweetwater Authority prior to obtaining the 
final map approval.  



 
3. Separate water and sewer laterals shall be provided to each lot/parcel.  

 
4. The developer shall bond for the monumentation, the public improvements and the 

on-site grading, drainage, landscaping, and other improvements through an 
agreement with the City prior to the approval of the final parcel map.  
 

5. The creation of an easement for ingress and egress to and from parcel/lot  
1 and 2 across parcel/lot 1 and 2 from “M” Avenue will be required.  The easement 
shall be created on the final parcel map. A driveway maintenance agreement 
between both parcel/lot owners shall be executed 
 

6. SUSMP documentation must be submitted and approved.  
 

7. All utility service facilities to the parcels of the new parcel map, shall be placed 
underground.  
 

8. The final parcel map shall be recorded prior to issuance of any building permit.  
 

9. All new property line survey monuments shall be set on private property, unless 
otherwise approved.  
 

10. The parcel map shall use the California Coordinate System for its “Basis of 
Bearings” and express all measured and calculated bearings in terms of the 
system.  The angle of grid divergence from a true meridian, and the north point 
shall appear on the parcel map.  Two measured ties from the boundary of the 
property to existing horizontal control stations shall be shown.  

Fire 

9. Project shall be designed to code. 
 

10. The National City Fire Department utilizes all current codes and ordinances. Currently, 
we are using the current editions of NFPA, CFC and the current edition of the CCR. 
 

11. Fire sprinkler shall be evaluated and installed for all four new units as required per 
code. 
 

12. Existing units (4) located to rear (south) of property will remain as indicated.  However, 
if any of these change from existing status, future developer will be required to reach 
out to the National City Fire Department for direction prior to change. 
 

13. The required width of emergency fire apparatus access roads shall not be obstructed 
in any manner, including parking of vehicles. All access roads shall be no less than 
20 feet wide, no less than 14 feet high and shall have an all weathered road with the 
ability to support 75 thousand pounds or greater. Where a fire hydrant is located on a 
fire apparatus road, the minimum road width shall be 26 feet.  A 28 foot turning radius 



is required for fire department access through site.  All fire department access roads 
shall be painted and signed to prevent parking in these required designated 
emergency areas (Engineering Department). 
 

14. Parking shall not impact requirements of turn-around provision or roadway at any time 
if required. 
 

15. Approved signs or other approved notices or markings (Red Curb) that include NO 
PARKING – FIRE LANE shall be provided for fire apparatus access roads to identify 
such roads or prohibit the obstruction thereof.  The means by which fire lanes are 
designed shall be maintained in a clean and legible condition at all times and be 
replaced or repaired when necessary to provide adequate visibility.  All projects shall 
be evaluated for this necessary application. 
 

16. The fire code official shall have the authority to require or permit modifications to the 
required access widths where they are inadequate for fire rescue operations or where 
necessary to meet the public safety objectives of the jurisdiction. 
 

17. If entrance/exit gates are used, they shall be equipped with Knox Box and      
Emergency Strobes so as to provide emergency vehicle access and egress.  A Knox 
Key Switch shall be required in conjunction with strobe for emergency access, and 
shall be placed at front of property.  Please contact the National City Fire Department 
for exact field location. 
 

18. Approved vehicle access for firefighting shall be provided to all construction and 
demolition sites.  Vehicle access shall be provided to within 100 feet of construction. 
 

19. Where there is conflict between a general requirement and a specific requirement, the 
specific requirement shall be applicable.  Where, in a specific case, different sections 
of this code specify different materials, methods of construction or other requirements, 
the most restrictive shall govern. 

Sweetwater Authority 

20. Show size of proposed water service laterals and meters. Based on proposed fixture 
counts, a minimum 1-inch service with a 1-inch meter is required to serve each parcel. 
The private water supply pipeline, from the meter to the dwellings, shall be a minimum 
1-1/4 inches. 

21. The water service lateral and meter to serve Lots 3 and 4 are proposed to serve three 
units and shall include an Authority approved lead-free backflow preventer set on private 
property at the edge of the right-of-way. 

22. If fire protection is required for Lots 3 and 4, a water service lateral dedicated for fire 
protection with an Authority approved lead-free backflow preventer for each lot will be 
required. Revise the plans, if applicable. 



23. Water service laterals shall be located to maintain a minimum of ten (10) feet of 
horizontal separation from sewer laterals and five (5) feet of separation from storm 
drains and storm facilities. The clearance is measured from edge to edge of the 
facilities. 

24. Water service laterals shall be located to maintain a minimum of five (5) feet of parallel 
horizontal separation from gas and dry utilities, and the water meter and water 
appurtenances shall be placed no closer than three (3) feet from dry utilities on the 
TPM. 

25. Please provide a letter from the National City Fire Department that indicates the fire 
protection requirements for the project. This must be provided prior to approval of the 
TPM. 

26. Water facilities shall be designed and installed in accordance with the current 
Sweetwater Authority Design Standards and the Standard Specifications for 
Construction of Water Facilities. 

27. Plot all existing utilities in accordance with the record drawing information provided by 
each utility. Water meter boxes shall be placed three (3) feet from the edge of the 
driveway aprons and six (6) feet from driveways. 

28. If any proposed improvements are in conflict with existing water facilities, which will 
require the water facilities to be abandoned and/or relocated, that abandonment 
and/or relocation shall be separately approved and completed prior to the recordation 
of the parcel map. 

29. All proposed water services and meters must be designed, approved, and constructed 
prior to the recordation of the parcel map. 

30. An approved backflow prevention assembly is required for water services serving 
residential fire sprinklers and parcels with more than two (2) units. 

31. All fees and deposits necessary to perform Authority facility work is due within two (2) 
weeks of National City permit issuance. 

32. This property is most likely encumbered by an Authority blanket easement. The 
Authority recommends that the owner request a quitclaim of the easement by the 
Authority prior to parcel map recordation. By quitclaiming the easement, both parcel 
titles will be free of the easement blanket encumbrance, and the Letter of Omission 
requirements will be eliminated. Quitclaims require approval of the Authority’s 
Governing Board. The Authority’s fee for such a request is $800. If the owner chooses 
not to have the Authority quitclaim the blanket easement, the owner must submit a 
written request to the Authority for a Letter or Omissions. 

Planning 

33. Plans submitted for construction shall be conformance with all applicable development 

codes, including design, parking, and landscaping. 
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2021-22 LS – 1616 ‘M’ Avenue – Overhead 

 N 
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2021-22 LS – 1616 ‘M’ Avenue – Site Photos 
 

Overhead views 
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‘M’ Avenue looking south 
 

 
 

East 16th Street looking southeast 
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CITY OF NATIONAL CITY - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
NOTICE OF PUBLIC HEARING 

 
CONSIDERATION OF CERTIFICATION OF A  

NEGATIVE DECLARATION FOR A  
TENTATIVE PARCEL MAP FOR THE SUBDIVISION OF  

ONE LOT INTO FOUR AT 1616 ‘M’ AVENUE WITH  
EXCEPTIONS FOR LESS THAN REQUIRED LOT WIDTH  

AND MINIMUM LOT SIZE 
CASE FILE NO.: 2021-22 LS 

APN: 561-090-18 
 

The National City Planning Commission will hold a public hearing at their regular online 

meeting after the hour of 6:00 p.m. Monday, February 7, 2022, on the proposed request. 
The meeting will be LIVE WEBCAST from the City Council Chambers, Civic Center, 1243 
National City Boulevard, National City, California, on the proposed request. (Applicant: 
Fernando Diaz De La Vega) 
 
Due to the precautions taken to combat the spread of coronavirus (COVID-19), City Hall, 
including the City Council Chambers, are closed to the public.  Anyone interested in this public 
hearing may observe it on the City’s website at http://nationalcityca.new.swagit.com/views/33.  
 
The 25,136 square-foot property is located on the south side of East 16th Street west of “M” 
Avenue. The applicant proposes to subdivide the existing lot into four parcels. Four existing 
structures will remain as two homes and two detached accessory dwelling units (ADUs) on 
two of the new lots. The two remaining lots will be developed with two new homes, each 
with a detached ADU. Access to the new lots will be from “M” Avenue and East 16th Street. 
 
Plans are available for review at the City’s Planning Division, Civic Center. Members of the 
public are invited to comment. Written comments should be received by the Planning 

Division on or before 4:00 p.m., February 7, 2022 by submitting it to 
PlcPubComment@nationalcityca.gov.  Planning staff who can be contacted at 619-336-
4310 or planning@nationalcityca.gov.  

 
If you challenge the nature of the proposed action in court, you may be limited to raising 
only those issues you or someone else raised at the public hearing described in this notice, 
or in written correspondence delivered to the Planning Commission at, or prior to, the public 
hearing.   
 

NATIONAL CITY PLANNING DIVISION 
 
 
 

mailto:PlcPubComment@nationalcityca.gov
mailto:planning@nationalcityca.gov


12/9/2021 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)  
INITIAL STUDY CHECKLIST  

CITY OF NATIONAL CITY 
Planning Division 

1243 National City Boulevard 
National City, CA  91950

1. PROJECT TITLE/PROJECT #: 2021-22 LS – Tentative Parcel Map for subdividing one lot into four 
at 1616 ‘M’ Avenue with exceptions for less than required lot width and lot size. 

2. LEAD AGENCY: City of National City 
Planning Department 
1243 National City Boulevard 
National City, CA  91950 

  Contact: Martin Reeder, AICP –Principal Planner 
Phone: (619) 336-4313

3. PROJECT LOCATION: Southwest corner of East 16th Street and “M” Avenue, National City, 
CA 91950 

4. PROJECT PROPONENT: Fernando Diaz De La Vega 

5. ZONING DESIGNATION: Small Lot Residential (RS-2) 

6. PROJECT DESCRIPTION: Tentative Parcel Map for the subdivision of an existing parcel into four. 
The property has four existing buildings, two primary residence sand two accessory dwelling units. Two lots 
will each have one of the residences and one of the accessory dwelling units. The remaining to two lots will be 
developed in the future. The two lots to be developed later are each 4,600 square feet in size and have 46 feet of 
street frontage, where 5,000 square feet and 50 feet respectively are typically required. The City’s Subdivision 
Ordinance allows for exceptions to these development standards. However, the normal categorical exemption – 
Section 15315 (Minor Land Divisions) does not apply due to the requested exceptions. 

7. SURROUNDING LAND USES AND SETTING:  The project site is surrounded by low-medium density
residential uses of approximately 10 unit per acre. There is an undeveloped 1.7-acre property located across
East 16th Street to the north, which was recently approved for a 39-unit multi-unit residential complex. The area
slopes down approximately 15 feet from the west property line to the east.

8. OTHER AGENCIES WHOSE APPROVAL MAY BE REQUIRED (AND PERMITS NEEDED):   N/A

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a “Potentially Significant Impact” or is “Potentially Significant Unless Mitigated,” as 
indicated by the checklist on the following pages. 

ATTACHMENT 7
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  Aesthetics   Agriculture and Forestry Resources   Air Quality 

 Biological Resources   Cultural Resources   Geology / Soils 

  Greenhouse Gas Emissions   Hazards & Hazardous Materials  Hydrology / Water Quality 

  Land Use / Planning   Mineral Resources    Noise 

  Population / Housing    Public Services    Recreation 

  Transportation / Traffic    Utilities / Service Systems    Mandatory Findings of 
Significance 

DETERMINATION: 
(To be completed by the Lead Agency) 
On the basis of this Initial Evaluation: 

I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared.  

I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because the mitigation measures described on an attached sheet 
have been added to the project.  A MITIGATED NEGATIVE DECLARATION will be prepared. 

 

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required.  

I find that the proposed project MAY have a significant effect(s) on the environment, but at least one 
effect (1) has been adequately analyzed in an earlier document pursuant to applicable legal standards, 
and (2) has been addressed by mitigation measures based on the earlier analysis as described on 
attached sheets, if the effect is a “potentially significant impact” or is “potentially significant unless 
mitigated.”  An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 
effect that remains to be addressed. 

 

Signature Date 

Printed Name:  Martin Reeder, AICP  Title:   Principal Planner 

EVALUATION OF ENVIRONMENTAL IMPACTS: 

1. A brief explanation is required for all answers except “No Impact” answers that are adequately supported by
the information sources a lead agency cites in the parentheses following each question.  A “No Impact” answer
is adequately supported if the referenced information sources show that the impact simply does not apply to the
project.  A “No Impact” answer should be explained where it is based on project-specific factors as well as
general standards.

2. All answers must take account of the whole action involved.  Answers should address off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational impacts.

12/9/2021



Initial Study - Page 3 of 17 
 
3. Once the lead agency has determined that a particular physical impact may occur, then the checklist answers 

must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant.  “Potentially Significant Impact” is appropriate if there is substantial evidence than an effect may be 
significant.  If there are one or more “Potentially Significant Impact” entries when the determination is made, 
an EIR is required. 

 
4. “Negative Declaration: Less than Significant w/ Mitigation Incorporated” applied where the incorporation of a 

mitigation measure has reduced an effect from “Potentially Significant Impact” to “Less then Significant 
Impact”.  The lead agency must describe the mitigation measures, and briefly explain how they reduce the 
effect to a less than significant level. 

 
5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has 

been adequately analyzed in an earlier EIR or negative declaration.  Section 15063(c)(3)(D).   
 
6. Lead agencies are encouraged to incorporate into the checklist references to information sources for potential 

impacts (e.g. general plans, zoning ordinances).  References to a previously prepared or outside document 
should, where appropriate, include a reference to the page or pages where the statement is substantiated. 

 
7. Supporting Information Sources:  A source list should be attached, and other sources used or individuals 

contacted should be cited in the discussion. 
 
8. This in only a suggested form, and lead agencies are free to use different formats; however, lead agencies 

should normally address the questions from this checklist that are relevant to a project’s environmental effects 
in whichever format is selected. 

 
9. The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and 
b) The mitigation measure identified, if any, to reduce the impact to less than significance. 
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ISSUES with Supporting Documentation & Sources 
 

   

I – AESTHETICS - Would the project: 
 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a)  Have a substantial adverse effect on a scenic vista? (Sources: 1, 

2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b)  Substantially damage scenic resources, including, but not 

limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
c)  Substantially degrade the existing visual character or quality of 

the site and its surroundings?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
d)  Create a new source of substantial light or glare which would 

adversely affect day or nighttime Views in the area? (Sources: 
1, 2, 3) 

 
� 

 
� 

 
� 

 
 x 

 
The project site is an existing developed lot surrounded by other existing urban development. There are no scenic 
vistas or resources in the area that would be affected by the project. The development of the property would meet 
the density of the RS-2 zone (8.7 units per acre). 
 
 

II – AGRICULTURE AND FORESTRY RESOURCES 
In determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer to the 
California Agricultural Land Evaluation & Site Assessment 
Model (1997) prepared by the California Dept. of Conservation 
as an optional model to use in assessing impacts on agriculture 
and farmland. In determining whether impacts to forest 
resources, including timberland, are significant environmental 
effects, lead agencies may refer to information compiled by the 
California Department of Forestry and Fire Protection regarding 
the state’s inventory of forest land, including the Forest and 
Range Assessment Project and the Forest Legacy Assessment 
project; and forest carbon measurement methodology provided 
in Forest Protocols adopted by the California Air Resources 
Board. 
        
Would the project:  

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Convert Prime Farmland, Unique Farmland, or Farmland of 

Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b)  Conflict with existing zoning for agricultural use, or a 
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Williamson Act contract?  (Sources: 1, 2, 3) � � � x 
 
c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code section 12220(g)), 
timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by 
Government Code section 51104(g))?  (Sources: 1, 2, 3) 
 

 
� 

 
� 

 
� 

 
x 

 
d) Result in the loss of forest land or conversion of forest land to 
non-forest use?  (Sources: 1, 2, 3) 
 

 
� 

 
� 

 
� 

 
x 
 

 
e) Involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of Farmland, to 
non-agricultural use or conversion of forest land to non-forest use? 
(Sources: 1, 2, 3) 
 

 
� 

 
� 

 
� 

 
x 

 
The City of National City does not contain farmland or agricultural resources, forest land, nor any land zoned 
for agricultural use. As such, approval of this project will have no impact on such lands or resources. 
 

 
III – AIR QUALITY 

     Where available, the significance criteria established by the 
applicable air quality management or air pollution control district 
may be relied upon to make the following determinations. 

Would the project: 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a)  Conflict with or obstruct implementation of the applicable air 

quality plan?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b)  Violate any air quality standard or contribute substantially to an 

existing or projected air quality violation?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
c) Result in a cumulatively considerable net increase of any criteria 

pollutant for which the project region is non-attainment under 
an applicable federal or state ambient air quality standard 
(including releasing emissions which exceed quantitative 
thresholds for ozone precursors)?  (Sources: 1, 2, 3, 4) 

 
� 

 
� 

 
� 

 
x 

 
d)  Expose sensitive receptors to substantial pollutant 

concentrations?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
 e)  Create objectionable odors affecting a substantial number 

of people?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
The City does not have any applicable air quality plan or standards that would apply in this case. Air quality 
is under the purview of the San Diego County Air Pollution Control District. The County of San Diego and 
National City are in attainment for all California Clean Air Act (CCAA) pollutants with the exception of 
ozone. Approval of this project will not conflict with or obstruct the implementation of the San Diego County 
Regional Air Quality Strategy (RAQS) to manage air quality in our region. The prescribed density of the 
project area allows up to 4.8 residential units (not including accessory dwellings units). Approval of the 
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project would allow 4 residential units, of which two exist. While not proposing to be constructed, the two 
additional units could be reasonably estimated to generate approximately 12 additional vehicle trips per day. 
This amount does not trigger any threshold for a focused traffic study or traffic impact analysis. As such, 
overall, approval of this project will have no impact on air quality. 

 
 

IV – BIOLOGICAL RESOURCES 
Would the project:  

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a)  Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service?  (Sources: 5) 

 
� 

 
� 

 
� 

 
x 

 
b)  Have a substantial adverse effect on any riparian habitat or 

other sensitive natural community identified in local or regional 
plans, policies, and regulations or by the California Department 
of Fish and Game or US Fish and Wildlife Service?  (Sources: 
7) 

 
� 

 
� 

 
� 

 
x 

 
c) Have a substantial adverse effect on federally protected 

wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological interruption, or 
other means?  (Sources: 6, 7) 

 
� 

 
� 

 
� 

 
x 

 
d) Interfere substantially with the movement of any native resident 

or migratory fish or wildlife species or with established native 
resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites?  (Sources: 5) 

 
� 

 
� 

 
� 

 
x 

 
e)  Conflict with any local policies or ordinances protecting 

biological resources, such as a tree preservation policy or 
ordinance?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
f)  Conflict with the provisions of an adopted Habitat Conservation 

Plan, Natural Community Conservation Plan, or other approved 
local, regional, or state habitat conservation plan?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
The property is a mostly developed and disturbed residential lot. There is no habitat of any kind on the lot. 
The two newly-created lots are currently a landscaped area consisting of dirt, and small non-native shrubs 
 
There are no adopted habitat conservation plans within the City of National City. 
 
 
 
 
 
 
V – CULTURAL RESOURCES  
Would the project: 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 
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a)  Cause a substantial adverse change in the significance of a 

historical resource as defined in Section 15064.5?  (Sources: 3, 
7) 

� � � x 

 
b)  Cause a substantial adverse change in the significance of an 

archaeological resource pursuant to 15064.5?  (Sources: 3, 7) 

 
� 

 
� 

 
� 

 
x 

 
c)  Directly or indirectly destroy a unique paleontological resource 

or site or unique geologic feature?  (Sources: 3) 

 
� 

 
� 

 
� 

 
x 

 
d)  Disturb any human remains, including those interred outside of 

formal cemeteries?  (Sources: 3) 

 
� 

 
� 

 
� 

 
x 

 

No historical or archaeological resources as defined in Section 15064.5 are known to exist on the proposed 
project site. However, there is one previously recorded cultural resource within a half-mile radius of the 
project area and two previously recorded historical structures within a half-mile radius of the project area. 
Even with the number of cultural resources recorded within a half-mile radius of the project area, there is a 
very low likelihood of encountering unrecorded cultural resources within the project area at such time as any 
construction takes place. In addition, the site is previously disturbed, including the two properties to be 
developed in the future. Construction work would be limited to slab-on-grade construction and grading would 
be limited to the creation of flat areas on which to pour the slab. Therefore, there would be no impact to 
cultural resources caused by the proposed project or potential future development. 

 
 

VI – GEOLOGY AND SOILS 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

a)  Expose people or structures to potential substantial adverse 
effects, including the risk of loss, injury, or death involving:  

 
 

 
 

 
 

 
 

 
i)  Rupture of a known earthquake fault, as delineated on the 

most recent Alquist-Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? Refer to Division of 
Mines and Geology Special Publication 42.  (Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
ii) Strong seismic ground shaking? (Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
iii) Seismic-related ground failure, including liquefaction?  

(Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
iv) Landslides?  (Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
b)  Result in substantial soil erosion or the loss of topsoil?  

(Sources:  2, 9) 

 
� 

 
� 

 
� 

 
x 

 
c) Be located on a geologic unit or soil that is unstable, or that 

would become unstable as a result of the project, and potentially 
result in on- or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse?  (Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
d)  Be located on expansive soil, as defined in Table 18-1-B of the 

Uniform Building Code (1994), creating substantial risks to life 
or property?  (Sources: 9) 

 
 

� 

 
 

� 

 
 

� 

 
 

x 
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e)  Have soils incapable of adequately supporting the use of septic 

tanks or alternative waste water disposal systems where sewers 
are not available for the disposal of waste water?  (Sources: 9) 

 
� 

 
� 

 
� 

 
x 

 
California Geological Survey information indicates the site is not located within an Alquist-Priolo Special 
Studies Zone, and there are no known active or potentially active faults that intercept the project site; 
therefore, the potential for ground rupture at this site is considered low. The nearest active fault to the site is 
the La Nacion Fault, located approximately a mile to the northeast. Accordingly, the site is not considered to 
possess a significantly greater seismic risk than that of the surrounding area in general. The site is not within 
an area susceptible to landslides and not within a fault zone, slide prone area or an area susceptible to 
liquefaction; therefore there is no impact or increased exposure to landslides due to the proposed project. 
 
It should be recognized that Southern California is an area that is subject to some degree of seismic risk and 
that it is generally not considered economically feasible nor technologically practical to build structures that 
are totally resistant to earthquake-related hazards. Construction in accordance with the minimum requirements 
of the Uniform Building Code should minimize damage due to seismic events. Due to the number and nature 
of the active and non-active fault lines within the southern California region, it cannot be known when 
earthquakes will occur; therefore, there is a less than significant impact.  
 
No construction or grading is proposed as part of this project, which is solely a subdivision of an existing 
developed lot. Any future design and construction would require conformance with City’s stormwater 
ordinance and grading regulations. Therefore, there is no impact or increased substantial erosion due to the 
proposed project. 
 
The existing site has traditional sewer laterals, which connect with the existing sewer system that serves the 
City. Any future design and construction would connect to the same system. There would be no use of septic 
tanks or alternative waste water disposal systems; therefore, no impact. 
 

 
VII – GREENHOUSE GAS EMISSIONS 
    Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Generate greenhouse gas emissions, either directly or indirectly, 

that may have a significant impact on the environment? 
(Sources:  1, 9, 10) 

 
� 

 
� 

 
� 

 
x 

 
b) Conflict with an applicable plan, policy or regulation adopted 

for the purpose of reducing the emissions of greenhouse gases? 
(Sources:  1,9, 10) 

 
� 

 
� 

 
� 

 
x 

 
GHG emissions contribute, on a cumulative basis, to the significant adverse environmental impacts of global 
climate change. No single project could generate enough GHG emissions to noticeably change the global 
average temperature. The combination of GHG emissions from past, present, and future projects contributes 
substantially to the phenomenon of global climate change and its associated environmental impacts and as 
such is addressed only as a cumulative impact. No construction is proposed at this time, therefore there is no 
impact. However, any future construction of up to two new homes would occur over the short construction 
duration, and would consist primarily of emissions from equipment exhaust. There would also be long-term 
regional emissions associated with project-related new vehicular trips and indirect source emissions, such as 
energy usage. The existing density in the area allows up to 4.8 residential units. Approval of the project would 
allow five units; therefore there would still be not impact to air quality. 
 
California has adopted several policies and regulations for the purpose of reducing GHG emissions. On 
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December 11, 2008, CARB adopted the AB 32 Scoping Plan to achieve the goals of AB 32 that establishes an 
overall framework for the measures that will be adopted to reduce California’s GHG emissions. The proposed 
project is subject to compliance with AB 32, which is designed to reduce statewide GHG emissions to 1990 
levels by 2020. 
 
In addition, in 2012 the City of National City adopted its Climate Action Plan and associated targets to reduce 
GHG emissions by 15 percent below 2005/2006 levels by 2020, with additional reductions by 2030. Some of 
the primary provisions of the Climate Action Plan are to promote greater density and infill development, 
water conservation, energy efficiency, and waste reduction strategies. The proposed project would not conflict 
with an applicable plan, policy, or regulation adopted for the purpose of reducing the emissions of GHG 
emissions, as contained in the Climate Action Plan. Based on the above, therefore no impact. 
 

 
VIII – HAZARDS & HAZARDOUS MATERIALS  
    Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Create a significant hazard to the public or the environment through 

the routine transport, use, or disposal of hazardous materials?  
(Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
b) Create a significant hazard to the public or the environment through 

reasonably foreseeable upset and accident conditions involving the 
release of hazardous materials into the environment?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
c) Emit hazardous emissions or handle hazardous or acutely hazardous 

materials, substances, or waste within one-quarter mile of an existing 
or proposed school?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
d) Be located on a site which is included on a list of hazardous materials 

sites compiled pursuant to Government Code Section 65962.5 and, as 
a result, would it create a significant hazard to the public or the 
environment?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
e)  For a project located within an airport land use plan or, where such a 

plan has not been adopted, within two miles of a public airport or 
public use airport, would the project result in a safety hazard for 
people residing or working in the project area?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
f)  For a project within the vicinity of a private airstrip, would the project 

result in a safety hazard for people residing or working in the project 
area?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
g)  Impair implementation of or physically interfere with an adopted 

emergency response plan or emergency evacuation plan?  (Sources: 1)  

 
� 

 
� 

 
� 

 
x 

 
h)  Expose people or structures to a significant risk of loss, injury or 

death involving wildland fires, including where wildlands are adjacent 
to urbanized areas or where residences are intermixed with wildlands?  
(Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
The existing project area is developed with two residences and two accessory dwelling units. No transport, 
use, or disposal of hazardous materials is expected, due to no additional construction at this time. At such time 
as the two vacant lots will be developed, the two additional residences would be consistent with the 
prescribed use and density of the RS-2 zone. Therefore, there will not be any reasonably foreseeable upset or 
accident condition involving the release of hazardous materials into the environment. 
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The project is not expected to emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste in general, and is not within one-quarter mile of an existing or proposed school. The site 
is already developed and would only be developed in conformance with the existing zoning of the property, 
which has already been analyzed under the CEQA action adopted for creation of the zone. The site is not 
included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5. As a 
result the project would not create a significant hazard to the public or the environment. Therefore, there 
would be no impact. 
 
There is no adopted emergency response plan or emergency evacuation plan in the City, although there are 
local considerations that are included as appendices to the Unified San Diego County Emergency Services 
Organization approved Annex Q of the Operational Area Emergency Plan. The project does not conflict with 
any of the considerations or plans in the Area Emergency Plan, thus no conflict. 
 
The site is not on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5; 
There are no airports or airstrips in the vicinity; the project would not interfere with an adopted emergency 
response plan or emergency evacuation plan; and the project is not adjacent to any wildlands or land subject 
to wildland fires; therefore there would not be any significant risk of loss, injury or death involving wildfires. 
Therefore, there is no impact. 
 

 
IX – HYDROLOGY / WATER QUALITY  
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Violate any water quality standards or waste discharge requirements?  

(Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
b) Substantially deplete groundwater supplies or interfere substantially 

with groundwater recharge such that there would be a net deficit in 
aquifer volume or a lowering of the local groundwater table level 
(e.g., the production rate of pre-existing nearby wells would drop to a 
level which would not support existing land uses or planned uses for 
which permits have been granted)?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
c) Substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, in a 
manner which would result in substantial erosion or siltation on- or 
off-site?  (Sources: 1, 3, 6, 7) 

 
� 

 
� 

 
� 

 
x 

 
d)  Substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, or 
substantially increase the rate or amount of surface runoff in a manner 
which would result in flooding on- or off-site?  (Sources:  1, 3) 

 
� 

 
� 

 
� 

 
x 

 
e)  Create or contribute runoff water which would exceed the capacity of 

existing or planned stormwater drainage systems or provide 
substantial additional sources of polluted runoff?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
f)  Otherwise substantially degrade water quality?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
g)  Place housing within a 100-year flood hazard area as mapped on a 

federal Flood Hazard Boundary or Flood Insurance Rate Map or other 
flood hazard delineation map?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
h)  Place within a 100-year flood hazard area structures which would 

impede or redirect flood flows?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 
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i)  Expose people or structures to a significant risk of loss, injury or death 

involving flooding, including flooding as a result of the failure of a 
levee or dam?  (Sources:  1) 

� � � x 

 
j)  Inundation by seiche, tsunami, or mudflow?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
The project is developed and no construction is proposed at this time. At such time as the two new vacant lots 
will be developed, they will be subject to water quality and discharge requirements through the City’s 
Jurisdictional Runoff Management Plan (JRMP). In addition, the project will not result in a density greater 
than that already anticipated under the RS-2 zoning. Future design of the potential two new single-family 
dwellings will require compliance with all storm water handling, storage, drainage, and hydromodification 
regulations. The property is not located within a 100-year flood hazard area or an area influenced by any 
levee or dam failure, seiche, tsunami, or mudflow; therefore, no impact. 

 
 

X – LAND USE AND PLANNING 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a)  Physically divide an established community?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b) Conflict with any applicable land use plan, policy, or regulation 

of an agency with jurisdiction over the project (including, but 
not limited to the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect?  (Sources: 1, 2, 
6) 

 
� 

 
� 

 
� 

 
x 

 
c) Conflict with any applicable habitat conservation plan or natural 

community conservation plan? (Sources: 1, 2) 

 
� 

 
� 

 
� 

 
x 

 
The site is surrounded by existing low density residential development. The existing density already allows 
for up to five units, where only four would be constructed under potential future conditions. Development of 
the site would not physically impact the existing community; therefore, there would be no impact to established 
communities. 

 
There are no applicable habitat conservation plan or natural community conservation plans in the City, 
therefore no impact. 
 
 
 
 
 
XI – MINERAL RESOURCES 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a)  Result in the loss of availability of a known mineral resource 

that would be of value to the region and the residents of the 
state?  (Sources: 1) 

 
� 

 
� 

 
� 

 
x 

 
b)  Result in the loss of availability of a locally-important mineral 

resource recovery site delineated on a local general plan, 

 
� 

 
� 

 
� 

 
x 
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specific plan or other land use plan?  (Sources: 1) 
 

The project site is located completely within an urbanized area and surrounded by development. The site 
contains no known mineral resources on the proposed project site or delineated on a local plan for the site; 
therefore, there is no impact to mineral resources. 
 

 
XII – NOISE 
Would the project result in: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Exposure of persons to or generation of noise levels in excess of 

standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b) Exposure of persons to or generation of excessive groundborne 

vibration or groundborne noise levels?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
c)  A substantial permanent increase in ambient noise levels in the project 

vicinity above levels existing without the project?  (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
d) A substantial temporary or periodic increase in ambient noise levels in 

the project vicinity above levels existing without the project?  
(Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
e)  For a project located within an airport land use plan or, where such a 

plan has not been adopted, within two miles of a public airport or 
public use airport, would the project expose people residing or 
working in the project area to excessive noise levels? (Sources: 1, 2, 
3) 

 
� 

 
� 

 
� 

 
x 

 
f)  For a project within the vicinity of a private airstrip, would the project 

expose people residing or working in the project area to excessive 
noise levels?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
The proposed project area is in an urbanized area and is a residential use in an area of mostly residential 
development. As no construction is proposed at this time, the use is not expected to generate any additional 
ambient noise in this area.  Furthermore, the development is subject to the limitations contained in the City’s 
Noise Ordinance; therefore, no impacts are expected. 
 
Any associated construction in the future on the project site would create temporary noise impacts. Modern 
construction equipment, properly used and maintained, should not exceed the noise limits contained in the 
City’s Noise Ordinance. All noise generated by the project would be required to comply with the City’s Noise 
Ordinance and be limited to specific hours of operation. No significant impact from the project would occur.  
 
The proposed project site is not located within an airport land use plan or within two miles of a public use 
airport or private airstrip; therefore, there is no impact to those people working on the project site.  
 

 

XIII – POPULATION AND HOUSING 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Induce substantial population growth in an area, either directly 

(for example, by proposing new homes and businesses) or 

 
� 

 
� 

 
� 

 
x 
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indirectly (for example, through extension of roads or other 
infrastructure)?  (Sources: 1, 2, 3) 

 
b) Displace substantial numbers of existing housing, necessitating 

the construction of replacement housing elsewhere?  (Sources: 
1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
c) Displace substantial numbers of people, necessitating the 

construction of replacement housing elsewhere?  (Sources: 1, 2, 
3) 

 
� 

 
� 

 
� 

 
x 

 
The property is currently zoned for a density of five residential. Only the single-family zoning, which permits 
one home per lot, is preventing construction of said units. Subdividing the property will allow for two 
additional units, which would be an overall density of 7.2 units acre, below the maximum density of 8.7 units 
per acre. therefore no housing or people will be displaced. Therefore, there will be no impact. 
 

 
XIV – PUBLIC SERVICES 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Would the project result in substantial adverse physical impacts 

associated with the provision of new or physically altered 
governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance 
objectives for any of the public services: 

 
 

 
 

 
 

 
 

 
Fire protection?  (Sources: 1, 3) 

 
� 

 
� 

 
� 

 
x 

 
Police protection?  (Sources: 1, 3) 

 
� 

 
� 

 
� 

 
x 

 
Schools?  (Sources: 1, 3) 

 
� 

 
� 

 
� 

 
x 

 
Parks?  (Sources: 1, 3) 

 
� 

 
� 

 
� 

 
x 

 
Other public facilities?  (Sources: 1, 3) 

 
� 

 
� 

 
� 

 
x 

 
The proposed project would not result in any impacts to public services, as no construction is proposed.  The 
project site is currently and will continue to be served by the National City Fire and Police Department. The 
closest Fire Station is approximately a half mile away on East 16th Street, and the Police Station at 12th Street 
and National City Boulevard is one mile away. Typical response time for this area would not be adversely 
impacted, as plans do not involve changes to public streets adjacent to the site. Any potential development of 
two new residences will generate impact fees specifically slated for public services that will supplement any 
additional requirements brought about by said residential development; therefore, there is no impact. Park and 
school fees will also be paid as part of potential development to offset any increase in need generated by the 
project, thus no impact. 
 

 
XV – RECREATION 

 

 

Potentially 
Significant 

 

 Less Than 
Significant w/ 

Mitigation 

 

Less Than 
Significant 

 

No 
Impact 



Initial Study - Page 14 of 17 
 

Impact Incorporation Impact 

 
a) Would the project increase the use of existing neighborhood and 

regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur or 
be accelerated?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
b) Does the project include recreational facilities or require the 

construction or expansion of recreational facilities which might 
have an adverse physical effect on the environment?  (Sources: 
1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
There are three parks within a mile and a half of the project, which are currently underutilized and able to 
accommodate potential use by the potential addition of two new families that could be expected from the 
potential two new residences. Therefore, there would be no impact. 
 

 

XVI – TRANSPORTATION AND TRAFFIC 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

a) Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including 
but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? (Sources: 1, 2, 3, 
4) 

 
� 

 
� 

 
� 

 
x 

 
b) Conflict with an applicable congestion management program, 

including, but not limited to level of service standards and 
travel demand measures, or other standards established by the 
county congestion management agency for designated roads or 
highways? (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
c) Result in a change in air traffic patterns, including either an 

increase in traffic levels or a change in location that results in 
substantial safety risks?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
d) Substantially increase hazards due to a design feature (e.g., 

sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
e)  Result in inadequate emergency access?  (Sources: 1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
f) Conflict with adopted policies, plans, or programs regarding 

public transit, bicycle, or pedestrian facilities, or otherwise 
decrease the performance or safety of such facilities? (Sources: 
1, 2, 3) 

 
� 

 
� 

 
� 

 
x 

 
There are no plans, ordinances, or policies that measure circulation system current effectiveness or 
performance, thus no impact. There is also no congestion management program that the project would conflict 
with.  
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This segment of East 16th Street (“L” Avenue to Palm Avenue) currently has an ADT (Average Daily Trip) 
rate 7,800 and a capacity of 10,000 ADT. The segment operates at a current Level of Service (LOS) of D and 
is expected to operate at an LOS of F in 2035. According to trip generation rates published by the San Diego 
Association of Governments (SANDAG), the two potential homes could be expected to generate another  12 
vehicle trips per day, which would not exceed the current or proposed (2035) maximum capacity. 
Furthermore, the existing allowable density is already calculated in said capacity data. 
 
No change in road design is proposed which would cause a safety risk or hinder emergency access. The 
project would not conflict with adopted policies, plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the performance or safety of such facilities, as there are no such 
activities existing or planned in this area, thus no impact.  

 
 

XVII – UTILITIES AND SERVICE SYSTEMS 
Would the project: 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Exceed wastewater treatment requirements of the applicable 

Regional Water Quality Control Board?  (Sources:  1, 11) 

 
� 

 
� 

 
� 

 
x 

 
b) Require or result in the construction of new water or wastewater 

treatment facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects?  (Sources:  1, 11) 

 
� 

 
� 

 
� 

 
x 

 
c) Require or result in the construction of new storm water 

drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects?  (Sources:  1, 11) 

 
� 

 
� 

 
� 

 
x 

 
d) Have sufficient water supplies available to serve the project 

from existing entitlements and resources, or are new or 
expanded entitlements needed?  (Sources:  1, 11) 

 
� 

 
� 

 
� 

 
x 

 
e) Result in a determination by the wastewater treatment provider 

which serves or may serve the project that it has adequate 
capacity to serve the project’s projected demand in addition to 
the provider’s existing commitments?  (Sources:  1, 11) 

 
� 

 
� 

 
� 

 
x 

 
f) Be served by a landfill with sufficient permitted capacity to 

accommodate the project’s solid waste disposal needs?  
(Sources: 1, 13) 

 
� 

 
� 

 
� 

 
x 

 
g) Comply with federal, state, and local statutes and regulations 

related to solid waste? (Sources:  1, 12) 

 
� 

 
� 

 
� 

 
x 

 
Any potential project would be designed and constructed using Best Management Practices (BMPs) to 
appropriately handle wastewater and not exceed wastewater treatment requirements of the San Diego 
Regional Water Quality Control Board; therefore, there is no impact. 
 
The existing property is located within an urbanized area and served by existing water facilities. There is an 
existing 16-inch PVC water main in the East 16th Street right-of-way that services the property. Sweetwater 
Authority, the local water provider, has indicated that additional infrastructure, as needed by the potential two 
new homes, can be provided. Also, all necessary improvements would be included with potential 
development of the two new residences, and project approval and construction would be undertaken in 
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accordance with the National Pollutant Discharge Elimination System (NPDES) regulations; therefore, there 
would be no impact. 
 
The existing site is served by EDCO, the local waste collection and recycle company. EDCO has a contract 
with the City to handle City residents’ waste disposal and recycling needs. According to EDCO staff, the 
company utilizes several landfill sites for the disposal of waste collected in National City, with the most 
common being Otay Mesa, Sycamore, and Miramar Landfills, with an additional 12, 26 and 9 years of 
capacity remaining respectively; therefore, there is a less than significant impact. There are two other landfill 
sites in San Diego County – the Ramona landfill, which is full, and Borrego Springs landfill, which has an 
additional 30 years capacity remaining. In addition, the proposed project would comply with all federal, state, 
and local statues and regulations related to solid waste. 
 

 
XVIII – MANDATORY FINDINGS of 
SIGNIFICANCE 

 

 

Potentially 
Significant 

Impact 

 

 Less Than 
Significant w/ 

Mitigation 
Incorporation 

 

Less Than 
Significant 

Impact 

 

No 
Impact 

 
a) Does the project have the potential to degrade the quality of the 

environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of a 
rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
b) Does the project have impacts that are individually limited, but 

cumulatively considerable? (“Cumulatively considerable” 
means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the 
effects of other current projects, and the effects of probable 
future projects)? (Sources:  1) 

 
� 

 
� 

 
� 

 
x 

 
c) Does the project have environmental effects which will cause 

substantial adverse effects on human beings, either directly or 
indirectly? (Sources:  1) 

 
� 

 
� 

 
� 

 
x 
 

 
Discussion: No significant impacts to the environment as a result of this project have been identified. 
Approval of the project is not expected to have any significant impacts, either long-term or short-term, nor 
will it cause substantial adverse effect on human beings, either directly or indirectly. 
 

 
REFERENCE SOURCES: 
 

Reference # Document Title Available for Review at: 

1 National City General Plan 

National City  
Planning Department 
1243 National City Boulevard 
National City, CA  91950 
http://www.nationalcityca.gov/  
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2 City of National City Municipal Code National City Planning 
Department 

3 Case File 2021-22 LS National City Planning 
Department 

4 SANDAG trip generation by land use www.sandag.org  

5 US Fish and Wildlife Service https://www.fws.gov/  

6 US Fish and Wildlife Wetland Mapper System https://www.fws.gov/wetlands/d
ata/mapper.html  

7 South Coastal Information Center (SCIC) cultural 
resources records search 

National City Planning 
Department 

8 California Department of Conservation  http://maps.conservation.ca.gov/
cgs/fam/  

9 City of National City Final Climate Action Plan National City Planning 
Department 

10 Environmental Protection Agency 
https://www.epa.gov/energy/gree
nhouse-gas-equivalencies-
calculator  

11 Comments received from Building, Engineering, and Fire 
Departments, and Sweetwater Authority  

National City Planning 
Department 

12 California Integrated Waste Management Board http://www.ciwmb.ca.gov/     

13 Environmental Protection Agency 
https://www.epa.gov/energy/gree
nhouse-gas-equivalencies-
calculator  

 



ATTACHMENT 8 
 

RESOLUTION 2022-01 
 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

MAKING A FINDING OF NO SIGNIFICANT IMPACT FOR A TENTATIVE PARCEL 
MAP FOR THE SUBDIVISION OF ONE LOT INTO FOUR 

LOCATED AT 1616 ‘M’ AVENUE WITH EXCEPTIONS 
FOR LESS THAN REQUIRED LOT WIDTH AND MINIMUM LOT SIZE 

CASE FILE NO. 2021-22 LS 
APN: 561-090-18 

 
WHEREAS, the Planning Commission of the City of National City considered a 

Tentative Parcel Map for the subdivision of one lot into four at 1616 ‘M’ Avenue with 
exceptions for less than required lot width and minimum lot size at a duly advertised 
public hearing held on February 7, 2022, at which time oral and documentary evidence 
was presented; and, 

 WHEREAS, at said public hearings the Planning Commission considered the 
staff report contained in Case File No. 2021-22 LS maintained by the City and 
incorporated herein by reference along with evidence and testimony at said hearing; 
and, 
 
 WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law; and,  
 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at public hearing held on February 7, 2022, support the following findings 
for certification of the Negative Declaration: 
 

1. The proposed project has been reviewed in compliance with CEQA for which a 

Negative Declaration (ND) has been prepared. The ND has determined that the 

proposed project could not have significant effect on the environment. 

 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at public hearing held on February 7, 2022, support the following findings 
for approval of the Tentative Parcel Map: 
 

1. The proposed map is consistent with the National City General Plan because the 
proposed single-family subdivision, at a density of 7.1 units per acre, is consistent 
with the Low-Medium Density Residential land use designation, which specifies a 
maximum density of 9.0 units per acre the uses. 
 



 
 

2. The site is physically suitable for the proposed type of development because 
additional single-family homes with ADUs can be located on level building pads on 
the site with a minor amount of grading. 
 

3. The site is physically suitable for the proposed density of development because 
the proposed parcels can accommodate single family residences with suitable 
yard areas and still meet prescribed recommended density for the area 
 

4. The design of the subdivision and the proposed improvements are not likely to 
cause substantial environmental damage or substantially and avoidably injure fish 
or wildlife or their habitat because there is no natural habitat or body of water 
present nearby or on-site. The property is surrounded by urban development. 
 

5. The design of the subdivision and the proposed/required improvements are not 
likely to cause serious public health problems because all necessary public 
services will be provided, as required by approvals required for new construction. 
 

6. The design of the subdivision and the proposed/required improvements will not 
conflict with easements, acquired by the public at large, for access through or use 
of the property within the proposed subdivision because existing easements will be 
maintained and not be encroached upon. 
 

7. The discharge of sewerage waste from the subdivision into the City of National 
City sewer system will not result in violation of existing requirements prescribed by 
the California Regional Quality Control Board pursuant to Division 7 (commencing 
with Section 13000) of the Water Code, as specified by Government Code Section 
66474.6 because discharge of sewerage waste will be addressed through a sewer 
permit, which is required as part of construction of a future home.  
 

8. The subdivision has been considered by the Planning Commission with regard to 
its effect on the housing needs of the region, and these needs are balanced by the 
public service needs of the residents and available fiscal and environmental 
resources because the project will provide an additional homeownership 
opportunity, which is consistent with and encouraged by the City’s Housing 
Element. 
 

9. The design of the subdivision provides, to the extent feasible, for future passive 
and natural heating and cooling opportunities in the subdivision, based on 
consideration of local climate, topography, property configuration and other design 
and improvement requirements without requiring reduction in allowable density or 
lot coverage because all new construction proposed in the future will be in 
compliance with the California Building Code, which takes such factors in to 
consideration. 

 



 
 

 BE IT FURTHER RESOLVED that the application for the Tentative Parcel Map is 
approved subject to the following conditions: 
 
General 

1. This Tentative Parcel Map authorizes the creation of four new parcels from one 
existing parcel. Except as required by Conditions of Approval, all plans submitted for 
permits associated with the project shall conform with Exhibit A, case file no. 2021-22 
LS, dated 8/30/2021. No construction or demolition is approved as part of this 
approval. 

2. Before this Tentative Parcel Map shall become effective, the applicant and/or property 
owner shall sign and have notarized an Acceptance Form, provided by the Planning 
Department, acknowledging and accepting all conditions imposed upon the approval 
of this permit.  Failure to return the signed and notarized Acceptance Form within 30 
days of its receipt shall automatically terminate the Tentative Parcel Map. The 
applicant shall also submit evidence to the satisfaction of the Community 
Development Director that a Notice of Restriction on Real Property is recorded with 
the County Recorder. The applicant shall pay necessary recording fees to the County. 
The Notice of Restriction shall provide information that conditions imposed by 
approval of the Tentative Parcel Map are binding on all present or future interest 
holders or estate holders of the property.  The Notice of Restriction shall be approved 
as to form by the City Attorney and signed by the Community Development Director 
prior to recordation. 

3. Approval of the tentative map expires two (2) years after adoption of the resolution 
of approval at 6:00 p.m. unless prior to that date a request for a time extension not 
exceeding three (3) years has been filed as provided by National City Municipal 
Code §17.04.070. 

Engineering 

4. SITE PLAN REQUIREMENTS  
1. Tentative Parcel Map Checklist 

a. Form and Content 
i. Scale: 1” = 100’ (1cm = 10m) minimum with north arrow 
ii. Title: Tentative Parcel Map 
iii. Legal description: Sufficient to define map boundaries 
iv. Tax Assessor’s Parcel Number(s) 
v. Owner’s name, address, telephone number and signature 
vi. Civil engineer’s or land surveyor’s name, address, telephone number 

and registration or license number 
vii. Method of sewage disposal – sewer laterals shall be 6-inch minimum. 
viii. Reference to topographic source 
ix. Grading – statement if no grading proposed 
x. Date of preparation and number and dates of any revision 

b. Map Data 



 
 

i. North arrow with scale (min. 1” = 100’) 
ii. Boundaries 

1. Fully dimensioned 
2. Proposed as solid lines, existing as dashed lines 

iii. Utilities 
1. Sewer – location, size, type, depth manholes 
2. Water – location, size, type 
3. Gas – location, size 
4. Electrical, telephone, cable, TV lines – location, size, type, 

poles, overhead or underground 
5. Water courses – widths, directions of flow 
6. Contours – maximum 5’ (2m) interval 
7. Easements – location, purpose, size, public or private 

iv. Proposed 
1. Sidewalks, curbs and gutters, driveways 
2. Sewers – location, size, type, manholes 
3. Drainage facilities 
4. Removal or relocation of existing buildings and location of 

any proposed buildings 
5. Removal of existing trees 
6. Grading – degree of slope, benches, retaining walls, pad 

elevations 
7. Easements – location, purpose, size, public or private 

 

5. STORM WATER REQUIREMENTS 
1. A Hydrology study (100 year flood) is required for the new project.  The study 

should consider the proposed project area to the closest municipal storm drain 
collection point.  The study should consider the adequacy of the existing storm 
drain system to convey any additional run off.  All Hydrology study findings and 
recommendations are part of Engineering Department requirements. 
 

2. The Storm Water BMP Requirements Applicability Form I-1 and if required I-2 
checklist for the National Pollutant Discharge Elimination System (NPDES) is 
required to be completed and submitted to the Engineering Department.   The 
checklist will be required when a project site is submitted for review of the City 
Departments.  The checklist is available at the Engineering Division web site at 
the link below *.  If it is determined that the project is subject to the “Priority 
Project Permanent Storm Water BMP Requirements” and the City of National 
City Storm Water Best Management Practices of the Jurisdictional Urban Runoff 
Management Program (JURMP) approved Standard Urban Storm Water 
Mitigation Plan (SUSMP) documentation will be required prior to issuance of an 
applicable engineering permit.  The SUSMP shall be prepared by a Registered 
Civil Engineer. 
 



 
 

*http://www.nationalcityca.gov/city-government/engineering-public-
works/engineering-division/online-services-forms-fees.   

 

3. The Best Management Practices (BMPs) for the maintenance of the proposed 
construction shall be undertaken in accordance with the National Pollutant 
Discharge Elimination System (NPDES) regulations which may require a Storm 
Water Pollution Prevention Plan (SWPPP) for the project.  An approved SWPPP 
will be required prior to issuing of a construction permit. 
 

4. All surface run-off shall be treated with an approved Standard Urban Runoff 
Mitigation Plan (SUSMP) Best Management Practice (BMP) for all Priority 
SUSMP projects.  No runoff will be permitted to flow over the sidewalk.  Adjacent 
properties shall be protected from surface run-off resulting from this 
development. 
 

5. All existing and proposed curb inlet on property shall be provided with a “No 
Dumping” signage in accordance with the NPDES program. 
 

6. A National Pollutant Discharge Elimination System (NPDES) permit is required 
for discharges of storm water runoff associated with construction greater than 1 
acre activity where clearing, grading, and excavation results in a land 
disturbance. A construction storm water permit shall be obtained from the 
Regional Water Quality Control Board.  A copy of shall be given to the City of 
National City Engineering Department prior to any work beginning on the project. 
 

7. A Notice of Intent (NOI) shall be filed with the Regional Water Quality Control 
Board (RWQCB). 
 

8. Industrial facilities shall comply with NPDES regulations.  A Storm Water 
Pollution Prevention plan shall be prepared and submitted to the Engineering 
Department for approval.  The facility shall satisfy the sampling and monitoring 
requirements of the NPDES regulations. 
 

9. A hydromodification plan or a letter sealed and signed by the Engineer of Work 
explaining why the project is exempt from hydromodification requirements shall 
be submitted. 

 

6. ENGINEERING LAND DEVELOPMENT REQUIREMENTS 
1. A grading and drainage plan shall be submitted showing all of the proposed and 

existing on-site and off-site improvements. The plan shall be prepared in 
accordance with the City’s standard requirements by a Registered Civil Engineer. 



 
 

All necessary measures for prevention of storm water pollution and hazardous 
material run-off to the public storm drain system from the proposed parking lot or 
development shall be implemented with the design of the grading. This shall 
include the provision of such devices as storm drain interceptors, clarifiers, or 
filters. Best Management Practices for the maintenance of the parking lot, 
including sampling, monitoring, and cleaning of private catch basins and storm 
drains, shall be undertaken in accordance with the National Pollution Discharge 
Elimination System (NPDES) regulations. A private storm water treatment 
maintenance agreement shall be signed and recorded.  A check list for 
preparation of the grading plan/drainage plan is available at the Engineering 
Department. 

 

2. A sewer permit will be required. The method of sewage collection and disposal 
shall be shown on the grading/drainage plan. Any new sewer lateral in the City 
right-of-way shall be 6 inch in size with a clean out. A sewer stamp “S” shall be 
provided on the curb to mark the location of the lateral. 
 

3. Separate street and sewer plans prepared by Registered Civil Engineer, shall be 
submitted showing all of the existing and proposed improvements.  The plans 
shall be in accordance with City requirements.  
 

4. A soils engineering report shall be submitted for the Engineering Department’s 
review, after Planning Commission approval. The report shall address the 
stability of all of the existing and proposed slopes on the property. It shall also 
address the adequacy of the building pads, the criteria for any new retaining wall 
design, the maximum allowable soil bearing pressure and the required pavement 
structural sections for the proposed streets, the parking areas, and the 
driveways. As a minimum, the parking lot pavement sections shall be 2 inch A.C. 
over 4 inch Class II aggregate base. The street pavement sections shall be in 
accordance with National City modified Standard Drawing G-34. All soils report 
findings and recommendations shall be part of the Engineering Department 
requirements. 
 

5. A title report shall be submitted to the Engineering Department, after the 
Planning Commission approval, for review of all existing easements and the 
ownership at the property.  
 

6. All NEW dwellings are subject to Development Impact Fee according to the 
current fee schedule at the time of Permit issuance.  This includes new homes, 
condos and apartments.  
 



 
 

7. A cost estimate for all of the proposed grading, drainage, street improvements, 
landscaping and retaining wall work shall be submitted with the plans.  A 
performance bond equal to the approved cost estimate shall be posted.  Three 
percent (3%) of the estimated cost shall also be deposited with the City as an 
initial cost for plan checking and inspection services at the time the plans are 
submitted.  The deposit is subject to adjustment according to actual worked 
hours and consultant services. 
 

8. All proposed ADU units must comply with the City’s current guidelines and 
requirements. 
 

7. RIGHT OF WAY REQUIREMENTS 
1. The property owner, or its successors and assigns shall be responsible for the 

maintenance, repair, or reconstruction of all irrigation and landscaping 
improvements installed within the public right-of-way.  Sprinkler heads shall be 
adjusted so as to prevent overspray upon the public sidewalk or the street.  The 
proposed sprinkler heads shall be installed behind the sidewalk, and the 
irrigation mainline upon private property only, as required by the City.  The 
property owner or, its successors or assigns, shall be remove and relocate all 
irrigation items from the public right-of-way at no cost to the City, and within a 
reasonable time frame upon a written notification by the City Engineer.  
 

2. Metallic identification tape shall be placed between the bottom layer of the 
finished surface and the top of all irrigation lines in the public right-of-way.  
 

3. The deteriorated portions of the existing street improvements along the property 
frontages shall be removed and replaced.  Specifically the sidewalk adjacent to 
the property on E. 16th Street.  
 

4. Street pavement repair will be required. The work shall be as follows: M Avenue 
from the edge of the driveway connection to E. 16th Street and south end of 
street adjacent to proposed Lot 1. 
 

5. The existing street improvements along the property frontage(s) shall be kept 
free from weed growth by the use of special weed killers, or other approved 
methods.  
 

6. All existing survey monuments, including any benchmark, within the boundaries 
of the project shall be shown on the plans.  If disturbed, a licensed land surveyor 
or civil engineer shall restore them after completion of the work.  A Corner 
Record shall be filed with the County of San Diego Recorder.  A copy of the 



 
 

documents filed shall be given to the City of National City Engineering 
Department as soon as filed.  
 

7. The driveway on E. 16th Street to access Lots 1 & 2 shall be an alley entrance 
type driveway with pedestrian ramps.  
 

8. A permit shall be obtained from the Engineering Department for all improvement 
work within the public right-of-way, and any grading construction on private 
property.  
 

9. Street improvements shall be in accordance with the City Standards.  All missing 
street improvements shall be constructed.  Abandoned driveway aprons shall be 
replaced with curb, gutter, and sidewalks.  
 

8. FINAL PARCEL MAP REQUIREMENTS 
1. The final parcel map shall meet all of the requirements of the Subdivision Map 

Act, and the City of National City Municipal Codes including certification, 
acknowledgement, complete boundary information and monumentation.  
 

2. The developer shall submit to the Fire Department a letter from Sweetwater 
Authority stating existing fire flow.  If determined by the Fire Department that 
additional improvements are needed, the developer shall enter into an 
agreement for the water improvements with the Sweetwater Authority prior to 
obtaining the final map approval.  
 

3. Separate water and sewer laterals shall be provided to each lot/parcel.  
 

4. The developer shall bond for the monumentation, the public improvements and 
the on-site grading, drainage, landscaping, and other improvements through an 
agreement with the City prior to the approval of the final parcel map.  
 

5. The creation of an easement for ingress and egress to and from parcel/lot  
1 and 2 across parcel/lot 1 and 2 from “M” Avenue will be required.  The 
easement shall be created on the final parcel map. A driveway maintenance 
agreement between both parcel/lot owners shall be executed 

 

6. SUSMP documentation must be submitted and approved.  
 

7. All utility service facilities to the parcels of the new parcel map, shall be placed 
underground.  



 
 

 

8. The final parcel map shall be recorded prior to issuance of any building permit.  
 

9. All new property line survey monuments shall be set on private property, unless 
otherwise approved.  
 

10. The parcel map shall use the California Coordinate System for its “Basis of 
Bearings” and express all measured and calculated bearings in terms of the 
system.  The angle of grid divergence from a true meridian, and the north point 
shall appear on the parcel map.  Two measured ties from the boundary of the 
property to existing horizontal control stations shall be shown.  

Fire 

9. Project shall be designed to code. 
 

10. The National City Fire Department utilizes all current codes and ordinances. 
Currently, we are using the current editions of NFPA, CFC and the current edition of 
the CCR. 
 

11. Fire sprinkler shall be evaluated and installed for all four new units as required per 
code. 
 

12. Existing units (4) located to rear (south) of property will remain as indicated.  
However, if any of these change from existing status, future developer will be 
required to reach out to the National City Fire Department for direction prior to 
change. 
 

13. The required width of emergency fire apparatus access roads shall not be 

obstructed in any manner, including parking of vehicles. All access roads shall be 
no less than 20 feet wide, no less than 14 feet high and shall have an all weathered 
road with the ability to support 75 thousand pounds or greater. Where a fire hydrant 
is located on a fire apparatus road, the minimum road width shall be 26 feet.  A 28 
foot turning radius is required for fire department access through site.  All fire 
department access roads shall be painted and signed to prevent parking in these 
required designated emergency areas (Engineering Department). 
 

14. Parking shall not impact requirements of turn-around provision or roadway at any 
time if required. 
 

15. Approved signs or other approved notices or markings (Red Curb) that include NO 
PARKING – FIRE LANE shall be provided for fire apparatus access roads to identify 
such roads or prohibit the obstruction thereof.  The means by which fire lanes are 
designed shall be maintained in a clean and legible condition at all times and be 



 
 

replaced or repaired when necessary to provide adequate visibility.  All projects shall 
be evaluated for this necessary application. 
 

16. The fire code official shall have the authority to require or permit modifications to the 
required access widths where they are inadequate for fire rescue operations or 
where necessary to meet the public safety objectives of the jurisdiction. 
 

17. If entrance/exit gates are used, they shall be equipped with Knox Box and      
Emergency Strobes so as to provide emergency vehicle access and egress.  A Knox 
Key Switch shall be required in conjunction with strobe for emergency access, and 
shall be placed at front of property.  Please contact the National City Fire 
Department for exact field location. 
 

18. Approved vehicle access for firefighting shall be provided to all construction and 
demolition sites.  Vehicle access shall be provided to within 100 feet of construction. 
 

19. Where there is conflict between a general requirement and a specific requirement, 
the specific requirement shall be applicable.  Where, in a specific case, different 
sections of this code specify different materials, methods of construction or other 
requirements, the most restrictive shall govern. 

Sweetwater Authority 

20. Show size of proposed water service laterals and meters. Based on proposed fixture 
counts, a minimum 1-inch service with a 1-inch meter is required to serve each parcel. 
The private water supply pipeline, from the meter to the dwellings, shall be a minimum 
1-1/4 inches. 

21. The water service lateral and meter to serve Lots 3 and 4 are proposed to serve three 
units and shall include an Authority approved lead-free backflow preventer set on 
private property at the edge of the right-of-way. 

22. If fire protection is required for Lots 3 and 4, a water service lateral dedicated for fire 
protection with an Authority approved lead-free backflow preventer for each lot will 
be required. Revise the plans, if applicable. 

23. Water service laterals shall be located to maintain a minimum of ten (10) feet of 
horizontal separation from sewer laterals and five (5) feet of separation from storm 
drains and storm facilities. The clearance is measured from edge to edge of the 
facilities. 

24. Water service laterals shall be located to maintain a minimum of five (5) feet of 
parallel horizontal separation from gas and dry utilities, and the water meter and 



 
 

water appurtenances shall be placed no closer than three (3) feet from dry utilities 
on the TPM. 

25. Please provide a letter from the National City Fire Department that indicates the fire 
protection requirements for the project. This must be provided prior to approval of 
the TPM. 

26. Water facilities shall be designed and installed in accordance with the current 
Sweetwater Authority Design Standards and the Standard Specifications for 
Construction of Water Facilities. 

27. Plot all existing utilities in accordance with the record drawing information provided 
by each utility. Water meter boxes shall be placed three (3) feet from the edge of the 
driveway aprons and six (6) feet from driveways. 

28. If any proposed improvements are in conflict with existing water facilities, which will 
require the water facilities to be abandoned and/or relocated, that abandonment 
and/or relocation shall be separately approved and completed prior to the 
recordation of the parcel map. 

29. All proposed water services and meters must be designed, approved, and 
constructed prior to the recordation of the parcel map. 

30. An approved backflow prevention assembly is required for water services serving 
residential fire sprinklers and parcels with more than two (2) units. 

31. All fees and deposits necessary to perform Authority facility work is due within two 
(2) weeks of National City permit issuance. 

32. This property is most likely encumbered by an Authority blanket easement. The 
Authority recommends that the owner request a quitclaim of the easement by the 
Authority prior to parcel map recordation. By quitclaiming the easement, both parcel 
titles will be free of the easement blanket encumbrance, and the Letter of Omission 
requirements will be eliminated. Quitclaims require approval of the Authority’s 
Governing Board. The Authority’s fee for such a request is $800. If the owner 
chooses not to have the Authority quitclaim the blanket easement, the owner must 
submit a written request to the Authority for a Letter or Omissions. 

Planning 

33. Plans submitted for construction shall be conformance with all applicable 

development codes, including design, parking, and landscaping. 

 
  

BE IT FURTHER RESOLVED that the Planning Commission has considered the 

proposed Negative Declaration No. 2021-22 LS and finds on the basis of the whole 

record (including the Initial Study) that the proposed project could not have a significant 

effect on the environment and a Negative Declaration reflects the City’s independent 



 
 

judgment and analysis, and hereby approves the Negative Declaration and authorizes 

the filing of a Notice of Determination. 

 
BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 

forthwith to the applicant and to the City Council. 
 

BE IT FINALLY RESOLVED that this Resolution shall become effective and final 
on the day following the City Council meeting where the Planning Commission 
resolution is set for review, unless an appeal in writing is filed with the City Clerk prior to 
5:00 p.m. on the day of that City Council meeting. The City Council may, at that 
meeting, appeal the decision of the Planning Commission and set the matter for public 
hearing. 

 
CERTIFICATION: 
 
This certifies that the Resolution was adopted by the Planning Commission at their meeting of 
February 7, 2022, by the following vote: 
 
AYES:   
 
NAYS:  
 
ABSENT:  
 
ABSTAIN:  
 
         ________________________ 
          CHAIRPERSON 
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COMMUNITY DEVELOPMENT DEPARTMENT – PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
PLANNING COMMISSION STAFF REPORT 

 
Title:    PUBLIC HEARING – CONDITIONAL USE PERMIT FOR 

THE MODIFICATION OF AN EXISTING WIRELESS 
COMMUNICATIONS FACILITY LOCATED AT 1215 
WILSON AVENUE. 

 
Case File No.: 2021-09 CUP 
 
Location: Terminus of East 12th Street north of Civic Center Drive 
 
Assessor’s Parcel No.: 559-032-20 & 21 
 
Staff report by:  Martin Reeder, AICP – Principal Planner 
 
Applicant: T-Mobile 
 
Zoning designation: CL (Limited Commercial) 
 
Adjacent land use/zoning:  
 

North: Industrial / CL 
 
East: Industrial with single-family residential beyond / CL and MCR-2 

(MCR-2) respectively 
 
South: Vacant property / CL 
 
West: Interstate 5 freeway / OS (Open Space) 

 
Environmental review: Categorically Exempt pursuant to Class 3 Section 15303 

(New Construction or Conversion of small structures) 
 
Staff recommendation: Approve 
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Staff Recommendation 
Staff is recommending approval of the Conditional Use Permit (CUP) modification 
request. The proposal will increase the effectiveness of the facility and will add screening to 
make the facility less obtrusive, consistent with current screening requirements. 
 
Executive Summary 
T-Mobile has applied for a Conditional Use Permit (CUP) to modify an existing approved 
wireless telecommunications facility and install associated equipment. Modifications include 
upgraded antennas, a new antenna sector, and screening of all existing and proposed 
antennas.  
 
Site Characteristics 
The project site is a single-story industrial building in the CL zone, which is located at 
the periphery of the Westside Specific Plan area adjacent to the northbound on-ramp to 
Interstate 5 from Civic Center Drive. The building has two existing sectors of pole-
mounted wireless antennas on the southwest corner of the roof. The antennas point 
approximately west and south. The equipment for the facility is located on the west side 
of the building. The existing CUP was approved in 1995. No equipment screening 
proposed or required at that time. 
 
Proposal 
The applicant is proposing to upgrade the existing antennas in the west and south 
sectors of the facility and install a new third s4ector on the northwest corner of the roof. 
The new sector will point directly north towards Interstate 5. Upgraded screening is 
proposed to shield the antennas from sight, as required by the Land Use Code. 
Screening is provided for both the existing and proposed antennas. While the existing 
antenna upgrades do not require discretionary approval, expansion of the facility (new 
sector) requires modification of the CUP. The new sector is designed to address an area 
of weak service in the T-Mobile network. 
 
Analysis  
The proposal is consistent with General Plan policy E-3.3 (Education and Public 
Participation) that aims to increase access to wireless internet connections, computers, 
and other forms of communication technology. The proposal is also consistent with the 
Land Use Code, because wireless communications facilities are a conditionally-allowed 
use in the CL zone and because the proposed screening brings the facility into 
conformance with current codes.   
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The Land Use Code requires that telecommunication facilities be sensitively designed to be 
compatible with, and minimize visual impacts to, surrounding areas.  It also requires that 
telecommunication facilities and appurtenances be screened by existing or proposed 
landscaping, to the extent possible, without compromising reception and/or transmission.  
 
The Land Use Code also requires telecommunication facilities to be located at least 75 feet 
from any habitable structure on a separate property.  The proposed facility meets this 
requirement, as the closest habitable building is located approximately 100 feet away to the 
southeast. 
  
The proposed project has been reviewed in compliance with the California Environmental 
Quality Act (CEQA). Staff has determined that the proposed use is categorically exempt 
from environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of the Exemption will be filed 
subsequent to approval of this CUP.  Class 3 consists of construction and location of 
limited numbers of new, small facilities or structures; installation of small new equipment 
and facilities in small structures; and, the conversion of existing small structures from one 
use to another where only minor modifications are made in the exterior of the structure.  
The proposed use would be consistent with this description as a new, small facility. 
 
Conditions of Approval  
No department comments were received for the proposal. However, conditions requiring 
building and fire code compliance are attached, as well as standard Conditions of 
Approval. 
 
Required findings 
The Municipal Code contains required findings for CUPs. There are six required findings: 
 

1. The proposed use is allowable within the applicable zoning district pursuant to a 
CUP and complies with all other applicable provisions of the Land Use Code. 

 
The use is allowable within the CL zone pursuant to a CUP, and the proposed facility 
meets the required telecommunication facility design guidelines that include providing the 
minimum distance requirements from habitable space and screening the facility. 
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2. The proposed use is consistent with the General Plan and any applicable specific 
plan. 
 

General Plan Policy E-3.3 encourages access to wireless internet connections, computers, 
and other forms of communication technology: the proposed facility modifications provide 
added internet/cellular data as well as standard cellphone service capability. In addition, 
the proposed facility is a conditionally-permitted use in the CL zone. 
 

3. The design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity. 

 
The facility is existing and is being modified to match the same locational and architectural 
components of the current facility design. The added screening will bring the facility into 
compliance with current codes. 
 

4. The site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints. 
 

The site is suitable for the proposed telecommunication facility because the facility is 
existing and the modifications meet all development standards and distance requirements. 
  
 

5. Granting the permit would not constitute a nuisance or be injurious or detrimental to 
the public interest, health, safety, convenience, or welfare, or materially injurious to 
persons, property, or improvements in the vicinity and zone in which the property is 
located. 
 

The proposed facility is existing and the modified version will not be highly visible due to the 
added screening walls around the antennas.   
 

6. That the proposed project has been reviewed in compliance with the California 
Environmental Quality Act. 
 

The proposed project has been reviewed in compliance with the CEQA.  Staff has 
determined the proposed use to be categorically exempt from environmental review 
pursuant to Class 3 Section 15303 (New Construction or Conversion of Small Structures), 
for which a Notice of Exemption will be filed subsequent to approval of this CUP.   
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The 1996 Telecommunications Act states that, “no State or local government or 
instrumentality thereof may regulate the placement, construction, and modification of 
personal wireless service facilities on the basis of the environmental effects of radio 
frequency emissions to the extent that such facilities comply with the Commission's 
regulations concerning such emissions.” It should also be pointed out that if approved by a 
local jurisdiction, all wireless communications facilities must obtain all required state and 
federal permits in order to operate. A Condition of Approval is included requiring these 
permits. 
 
Summary 
The proposed project is consistent with the General Plan and Land Use Code in that it 
meets all applicable design requirements for wireless communication facilities. The project 
is considered ‘stealth’ in that it would screen the antennas from adjacent uses.  The 
modifications to the facility will improve coverage in an area with limited service and 
provide additional reception for T-Mobile customers. 
 
Options 
 
1. Approve 2021-09 CUP subject to the attached conditions, and based on attached 

findings or other findings as determined by the Planning Commission; or 
 
2. Deny Approve 2021-09 CUP based on findings as determined by the Planning 

Commission; or, 
 

3. Continue the item for additional information 
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Attachments 

1. Recommended Findings
2. Recommended Conditions
3. Overhead
4. Existing Wireless Facilities Map & List
5. Public Hearing Notice (Sent to 36 property owners and occupants)
6. Notice of Exemption
7. Photo simulations
8. Applicant's Plans (Exhibit A, Case File No. 2021-09 CUP, dated 1/25/2022)
9. Resolution

MARTIN REEDER, AICP ARMANDO VERGARA 
Principal Planner Director of Community Development 

thussain
Stamp



ATTACHMENT 1 

RECOMMENDED FINDINGS FOR APPROVAL 
2021-09 CUP – 1215 Wilson Avenue 

 
1. That the proposed use is allowable within the applicable zoning district pursuant to a 

CUP and complies with all other applicable provisions of the Land Use Code, 
because the use is allowable within the CL zone pursuant to a CUP and the proposed 
facility meets the required telecommunication facility design guidelines that include 
providing the minimum distance requirements from habitable space and screening 
the facility. 
 

2. That the proposed use is consistent with the General Plan and any applicable specific 
plan, because General Plan Policy E-3.3 encourages access to wireless internet 
connections, computers, and other forms of communication technology: the 
proposed facility modifications provide added internet/cellular data as well as 
standard cellphone service capability. In addition, the proposed facility is a 
conditionally-permitted use in the CL zone. 
 

3. That the design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity, because 
the facility is existing and is being modified to match the same locational and 
architectural components of the current facility design, plus add screening to bring 
the facility into compliance with current codes. 
 

4. That the site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints, 
because the facility is existing and the modifications meet all development standards 
and distance requirements of the Land Use Code. 
 

5. That granting the permit would not constitute a nuisance or be injurious or detrimental 
to the public interest, health, safety, convenience, or welfare, or materially injurious 
to persons, property, or improvements in the vicinity and zone in which the property 
is located, because the proposed facility is existing and the modified version will not 
be highly visible due to the added screening walls around the antennas.   

 
6. That the proposed project has been reviewed in compliance with the California 

Environmental Quality Act and has been determined to be categorically exempt from 
environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of Exemption will be filed 
subsequent to approval of this CUP.   



ATTACHMENT 2 

RECOMMENDED CONDITIONS OF APPROVAL 

2021-09 CUP – 1215 Wilson Avenue 
 

General 

1. This Conditional Use Permit authorizes the modification of an existing wireless 
communications facility at 1215 Wilson. Except as required by conditions of approval, all 
plans submitted for permits associated with the project shall conform with Exhibit A, Case 
File No. 2021-09 CUP, dated 1/25/2022.  Any additional antennas or facilities must be 
in substantial conformance with the design for installation shown on these plans. 

2. Before this Conditional Use Permit shall become effective, the applicant and the property 
owner both shall sign and have notarized an Acceptance Form, provided by the Planning 
Division, acknowledging and accepting all conditions imposed upon the approval of this 
permit.  Failure to return the signed and notarized Acceptance Form within 30 days of its 
receipt shall automatically terminate the Conditional Use Permit.  The applicant shall also 
submit evidence to the satisfaction of the Planning Division that a Notice of Restriction 
on Real Property is recorded with the County Recorder.  The applicant shall pay 
necessary recording fees to the County.  The Notice of Restriction shall provide 
information that conditions imposed by approval of the Conditional Use Permit are 
binding on all present or future interest holders or estate holders of the property.  The 
Notice of Restriction shall be approved as to form by the City Attorney and signed by the 
City Manager or assign prior to recordation.  

3. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

4. This permit shall become null and void if not exercised within one year after adoption of 
the resolution of approval unless extended according to procedures specified in Section 
18.12.040 of the Municipal Code. 

Building 

5. Plans submitted for demolition or construction improvements shall comply with the 
current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 
Codes.  

 

 

 



Fire 

6. Plans submitted for improvements must comply with the current editions of the California 
Fire Code (CFC), National Fire Protection Association (NFPA), and California Code of 
Regulations (CCR). 

7. All required signage for telecommunications facilities, as specified by the CFC, if not 
already on site, shall be designed and installed. 

8. The National City Fire Department shall be involved with all fire inspections for this 
site.  Rough inspections are required for all phases of work. 

Planning  

9. All appropriate and required local, state and/or federal permits must be obtained and/or 
modified prior to operation of the wireless communications facility. 

10. Screening walls shall be textured and painted to match the architectural style and color 
of the existing building. The reverse side of the screening walls and the antennas shall 
be painted a neutral color that blends with the roof color. 

11. All ground-mounted equipment shall be painted to match the nearest building wall to 
where it is located. Other equipment must be screened from view.  Any apparatus visible 
to the exterior of the facility, including cable chases/trays, shall be painted to match the 
surface on which it is mounted. Addition equipment boxes, generators, and/or 
protective devices shall be placed so that they are not within the required parking area. 

12. The permittee shall not object to co-locating additional facilities of other communication 
companies and sharing the project site, provided such shared use does not result in 
substantial technical or quality-of-service impairment for the permitted use.  In the event 
a dispute arises with regard to co-locating with other existing or potential users, the City 
may require a third party technical study at the expense of either or both the applicant 
and the complaining user.  This condition in no way obligates the City to approve any 
co-location proposal if it is determined by the City not to be desirable in a specific case.  

13. The applicant or operator shall be responsible for the removal and disposal of any 
antennas, equipment or facilities that are abandoned, decommissioned, or become 
obsolete within six (6) months of discontinuance. 

 

 



ATTACHMENT 3 

2021-09 CUP – 1215 Wilson Avenue – Overhead 
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ATTACHMENT 4



FACILITY APN LOCATION PROVIDER FILE_NO_
1 562-340-44 2434 Southport Urban Comm Rad CUP-1992-11

2 562 340 26 300 W 28th AirTouch CDC Reso 94-28

562-340-26 300 W 28th Nextel CUP-2003-30

4 559-032-02 1215 Wilson Pac Bell CUP-1995-11

5 557-410-03 1645 E Plaza Pac Bell CUP--1995-13

6 555-086-11 910 Hoover AirTouch CUP-1995-18

7 556-471-24 801 National City Blvd AT&T CUP-1996-2

556-471-24 801 National City Blvd Nextel CUP-1994-8

556-471-24 801 National City Blvd Pagenet CUP-1996-12

556-471-24 801 National City Blvd AT&T CUP-1999-5

8 554-120-30 2400 E 4th AT&T CUP-1996-4

and equipment cabinet.

9 559-160-13 1022 W Bay Marin GTE CUP-1996-5

10 563-370-36 3007 Highland Pac Bell CUP-1996-6

12 554-050-12 303 Palm AirTouch CUP-1996-8

at base.

554-050-12 303 Palm Sprint PCS CUP-2001-10

Radio communication facilitv (microwave transmitter)- 80-foot tall tower and 8-foot in diameter dish antenna

75-foot monopole with three sector antennas and 450-sa foot eauipment buildina.

Located on a 360-sa foot building. Cellular facilitv- 60-foot monopole with twelve panel antennas.

Located on roof of existina building. PCS facilitv- six roof-mounted antennas and two ground-mounted equipment boxes.

Located on roof of Qualitv Inn. PCSfacilitv- six panel antennas and equipment cabinet.

Located atop Red Lion Hotel. Wireless communication facility- four antennas and radio base svstem.

12 antennae on existing communications tower and a 270 square foot equipment enclosure adiacent to existing equipment

Located on existing Super Saver buildina. PCSfacilitv- six panel antennas and two equipment cabinets.

Located on existing building. Cellular facilitv- three support structures with five panel antennas each, two dish antennas 

Located on roof of Red Lion Hotel. Paging facilitv- four whip antennas, one global positioning satellite antenna and 

equipment cabinet.

Located on roof of Paradise Valley Hospital. Paaina facilitv- four whip antennas, one alobal POsitioninasatellite antenna

and equipment cabinet

Located on roof of hotel. Paging facility- four antennas and eauipment cabinet one floor down from roof.

Located on roof of Red Lion Hotel. ESMR facilitv- three whip antennas and eauipment cabinet.

60-foot hiah monopole with six whip antennas, thirty directional cellular antennas, and three dishes with an eauiDmentcabinet 

Located on National Guard Armory property. PCSfacility six antennas in three 40-foot flag poles, one GPS antenna and a

 new equipment building.



14 564-471-01 3030 Plaza Bonita Rd Nextel CUP-1997-8

564-471-01 3030 Plaza Bonita Rd Pac Bell CUP-1996-7

16 557-420-36 1840 E 12th Nextel CUP-1999-4

20 555-082-11 111 W 9th Sprint CUP-2000-9

21 555-030-21 330 National City Blvd GTE CUP-2000-11

22 564-250-50 2435 Sweetwater Sprint CUP-2000-14

30 557-420-36 1905 E Plaza Sprint PCS CUP-2001-3

32 556-473-18 242 E 8th AT&T CUP-2001-6

34 563-370-35 3007 Highland Nextel CUP-2001-12

36 563-231-38 1914 Sweetwater Cingular CUP-2002-3

37 564-310-37 3737 Sweetwater Cingular CUP-2002-4

39 556-101-15 241 National City Blvd Cingular CUP-2002-6

40 558-200-24 2415 E 18th Cingular CUP-2002-13

41 556-354-13 716 Highland AT&T CUP-2002-14

existing.

44 556-590-61 1019 Highland Sprint PCS CUP-2002-24

556-590-61 1019 Highland Cingular CUP-2002-2

51 552-283-11 2323 E Division Sprint CUP-2004-6

Located atop Plaza Bonita sign. ESMRfacilitv- nine antennas and equipment cabinet.

60-foot monopalm on vacant commercial lot.

Panel antennas located inside new liaht standards; equipment located inside existing commercial buildina

72 foot tall monopine with standard equipment enclosure

Located atop BayTheatre. Wireless communication facility- twelve panel antennas and four equipment cabinets.

Located at Sweetwater Inn. Global Positioning System with nine panel antennas.

Located atop South Bay Plaza on an existing mechanical equipment screen.

Located on an existing 75 foot tall pole sign for the SweetwaterTown and Country Shopping Center.

12 panel antennas behind four new partial parapet walls atop an existina fumiture store; four equipment cabinets outside

6 panel antennas in a new monument sign in the South Bay Plaza shopping center

3 panelantennasina 9x10x16 roof-mountedcupola

Located atop 2-story Sid's Camet Barn warehouse. Wireless communication facilitv- twelve wireless panel antennas 

Six facade mounted panel antennas with equipment on roof of PacBell switching station. Equipment screened to match 

and 4-inch GPS antenna.

Located atop the existing Plaza Bonita sign. PCSfacility- three antennas and two eauiDmentcabinets at base of sign.

53 foot tall monopalm with nine panel antennas. PCS Facility with one equipment enclosure and a GPS antenna.

Located atop an existing church.

Located atop Sweetwater Square. New equipment building over trash enclosure, nine panel antennas and one GPS antenna.



52 560-191-30 1701 D Ave Nextel CUP-2004-12

53 551-570-20 51 N Highland Sprint CUP-2004-15

55 563-231-39 1914 Sweetwater Nextel PC Reso 20-2002

57 554-120-24 2701 E 8th Cingular PC Reso 02-2001

554-120-24 2701 E 8th T-Mobile CUP-2000-19

554-120-24 2701 E 8th Sprint CUP-2000-27

 buildings

554-120-24 2701 E 8th AT&T CUP-2000-19

58 558-030-30 1035 Harbison Nextel CUP-2005-3

60 556-510-12 914 E 8th Cingular CUP-2005-10

61 559-040-53 1439 Tidelands Cingular CUP-2005-9

559-040-53 1445 Tidelands Nextel CUP-2000-31

63 562-200-02 2900 Highland Cingular CUP-2005-12

64 563-010-47 2605 Highland Cricket CUP-2006-11

563-010-47 2605 Highland Sprint CUP-2002-18

65 557-420-31 1900 E Plaza Cricket CUP-2006-6

557-420-31 1900 E Plaza Cingular CUP-2004-4

67 561-222-23 1526-40 E 18th T-Mobile CUP-2006-10

68 564-471-07 3030 Plaza Bonita Rd Cingular CUP-2005-24

Six panel antennas and equipment inside a new 54 foot tall monument/cross/sign.

Located at existing church. Antennas located in a 60-foot monument

Located at existing church. Antennas located in a GO-footmonument.

2 panel antennas in a 45' flagpole with 4 wall-mounted equipment cabinets

12 panel antennas on a new 45-foot tall faux pine tree with associated equipment shelter

12 antennas facade mounted to new rooftop enclosure that will house equipment

Co-locationin churchspire-3 antennas within existing architectural feature

5 panel antennas in a new pole sign at Jimmy's Restaurant

12 panel antennas on a 57' faux broadleaf tree with 230 square foot equipment enclosure

2 panel antennas in a 45' flagpole with 4 wall-mounted equipment cabinets

12 panel antennas on a monopalm with 299 SQ.ft. equipment enclosure.

12 panel antennas on 39-ft monopine with 280 sq. ft. equipment shelter

12 panel antennas on monopalm with associated equipment shelter

3 antennas on replacement light standard with associated equipment shelter

3 antennas in new architectural feature of church with associated equipment

4O-footmonopalmwith three sectors of four antennas each and equipment shelter

3 antennas on new faux palm tree with associated equipment

12 panel antennas mounted on exterior of self-storage building and painted to match; all equipment located inside of the



68 564-471-07 3030 Plaza Bonita Rd Verizon CUP-2003-13

69 559-106-17 525 W 20th Cricket CUP-2005-25

559-106-17 525 W 20th Sprint CUP-2001-4

70 554-050-15 2005 E 4th Cricket PC Reso 09-2003

554-050-15 2005 E 4th Cingular CUP-2003-5

554-050-15 2005 E 4th GTE CUP-1998-4

554-050-15 2005 E 4th Nextel CUP-2005-15

71 564-290-06 3820 Cagle St Cricket PC RESO 10-2004

564-290-06 3820 Cagle St Sprint CUP-2001-2

564-290-06 3820 Cagle St T-Mobile CUP-2004-3

564-290-06 3820 Cagle St Cingular PC Reso 11-2002

72 669-060-26 5800 Boxer Rd Cricket PC RESO 32-2003

669-060-26 5800 Boxer Rd T-Mobile CUP-2003-16

669-060-26 5800 Boxer Rd Sprint PC Reso 32-2003

669-060-26 5800 Boxer Rd Cingular CUP-2005-21

73 562-330-43 152 W 33rd Cricket PC Reso 21-2002

562-330-43 152 W 33rd Sprint CUP-2002-8

6 panel antennas on the outside of the 0.0. Arnold water tank and a 360 square foot equipment enclosure adjacent

Co-location on 55-foot monopine - additional 12 panel antennas and new 275 SQ.ft. equipment vault

12 panel antennas on a replacement 100 foot light standard in EITovon park and a 160 square foot equipment enclosure.

3 antennas on existing self storage building painted to match with associated equipment

3 antennas on existing light standard with associated equipment shelter

3 antennas on existing faux pine tree with vaulted equipment shelter

3 antennas on existing water tower with associated equipment shelter

3 antennas on existing self storage within matching architectural projection with associated equipment

12 panel antennas on the roof of the Plaza Bonita Mall behind a screen wall

12 panel antennas on a 47-foot tall faux-broadleaf awith 230 sq. ft.equipment shelter

12 panel antennas on the outside of the 0.0. Arnold water tank and a 520 square foot equipment enclosure adjacent

Located on existina storaae building. Wireless communication facility- 9 antennas and equipment building.

12 panel antennas on the outside of the 0.0. Arnold water tank and a 150 square foot equipment enclosure adiacent to the tank

 equipment building.

equipment building and adiacent liahting for the park.

antennas and equipment building

12 panel antenas mounted on exterior of self-storage building and painted to match; all equipment located inside of the

Located in EITovon Park. Cellular facility- 97'8" monopole with twelve panel antennas, three omni antennas, and 192-sqfoot

Located at Sweetwater Heights Centennial Park. Wireless communication facilitv- 55-foot monopine with twelve panel 

Located at Sweetwater Heights Centennial Park. Wireless communication facility- 35-foot pole with six antennas, 



74 555-053-17 700 NCB Cricket PC Reso 05-2000

555-053-17 700 NCB Metricom CUP-2000-4

555-053-17 700 NCB Skytel CUP-2000-30

75 560-203-03 1800 National City Blvd Nextel CUP-2006-15

76 561-360-35 1810 E 22nd Cricket 2007-14 CUP

561-360-35 1820 E 22nd Sprint-Nextel CUP-2000-8

78 560-143-36 1703 Hoover Cleawire 2009-22 CUP

79 559-160-33 700 Bay Marina Dr Cleawire 2009-23 CUP

9 antennas on tower of Marina Gateway Plaza commercial building hidden behind parapet wall.  6-foot tall equiptmant 

80 560-151-20 142 E 16th AT&T 2010-11 CUP

81 561-271-01 2005 Highland Ave Plancom 2010-31 CUP

12 antenas on a 43-foot mono-palm on eastern property line

561-271-01 2005 Highland T-Mobile CUP-2003-4

561-271-01 2005 Highland Cingular CUP-2006-2

82 563-184-47 2909 Shelby Dr P95-025

83 563-062-17 2524 Prospect St AT&T ZAP99-028

85 564-310-32 3312 Bonita Heights Lane AT&T ZAP00-133

86 563-063-29 2563 Grove St AT&T MUP91-026W2

75-foot monopole and equipment building.

35-foot monopalm with three sector directional antenna system and equipment cabinets.

15 panel antennas behindscreen wall atop existing car dealership with associated equipment

Associated equiptment will be located in building

cabinent on roof below tower will be mostly covered

equipment/storage/trash enclosure on the ground. The 8-foot tall Cupola will have a cross afixed to it in order to appea

as part of the church

6 panel antennas and RF transparent cupola atop National City Ministry Church, as well as a 330 sq ft  

Located in Las Palmas Park. Monopalm and eauipment along with live palms.

Located atop Holidav Inn. Wireless communication facility with equipment cabinet.

3 antennas facade mounted to existina hotel with associated equipmen

12 antennas on the roof of a Highland Avenue office building with new cupola to match existing

9 antennas located on 3 different locations on industrial/ warehouse building.  Each location will have 2 pannel antennas. 

12 antennas on the roof of a Highland Avenue office building

equipment cabinets.

3 antennas on recration building at Las Palmas Park

Located atop Holidav Inn Hotel. - 8-foot whip antenna, two 4x2-foot panel antennas, and one GPS antenna with two indoor 



86 563-063-29 2563 Grove St P91-026W

Monopole located aside live palm trees.



CITY OF NATIONAL CITY - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

NOTICE OF PUBLIC HEARING 

CONDITIONAL USE PERMIT FOR THE MODIFICATION OF 
AN EXISTING WIRELESS COMMUNICATIONS FACILITY 

LOCATED AT 1215 WILSON AVENUE. 
CASE FILE NO.: 2021-09 CUP 

APN: 559-032-20 

The National City Planning Commission will hold a public hearing at their regular online 
meeting after the hour of 6:00 p.m. Monday, February 7, 2022 on the proposed 
request. The meeting will be LIVE WEBCAST from the City Council Chamber, 1243 
National City Boulevard, National City, California. (Applicant: T-Mobile) 

Due to the precautions taken to combat the spread of coronavirus (COVID-19), City Hall, 
including the City Council Chambers, are closed to the public.  Anyone interested in this 
public hearing may observe it on the City’s website at 
http://www.nationalcityca.gov/government/city-clerk/council-webcast.  

The project site is a single-story industrial building with two sectors of pole-mounted 
wireless antennas on the southwest corner of the roof. The applicant is proposing to 
install antennas as a third sector on the northwest corner of the roof, with screening 
provided of both the existing and proposed antennas.  

Members of the public are invited to comment. Written comments should be received on 
or before 4:00 p.m., February 7, 2022 by the Planning Division, who can be contacted 
at 619-336-4310 or planning@nationalcityca.gov.  

If you challenge the nature of the proposed action in court, you may be limited to raising 
only those issues you or someone else raised at the public hearing described in this 
notice, or in written correspondence delivered to the Planning Commission at, or prior 
to, the public hearing. 

NATIONAL CITY PLANNING DIVISION 

ATTACHMENT 5



ATTACHMENT 6 

 
 
 
 
 
 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT – PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
        NOTICE OF EXEMPTION 

 
TO: Assessor/Recorder/County Clerk 
 Attn: Fish and Wildlife Notices 
 1600 Pacific Highway, Suite 260 
 San Diego, CA  92101 
 MS: A-33 
 
Lead Agency: City of National City 
 
Project Title:  2021-09 CUP 
 
Project Location: 1215 Wilson Avenue, National City, CA. 
 
Contact Person:   Martin Reeder Telephone Number: (619) 336-4313 
 
Description of Nature, Purpose and Beneficiaries of Project: 
Conditional Use Permit for modification of an existing wireless communications facility on 
an industrial building.  The project would increase signal strength and service area for T-
Mobile customers. 
  
Applicant:   Telephone Number:   
Carol Kincheloe, OBO T-Mobile.  (619) 488-0933 
9020 Activity Road 
San Diego, CA 92126 
 
Exempt Status: 
 

 Categorical Exemption. Class 3 Section 15303 (New Construction or 
Conversion of small structures)  

 
Reasons why project is exempt: 
There is no possibility that the proposed use will have a significant impact on the 
environment because the facility is existing and located on an existing industrial building, the 
antennas will be screened by new screening walls and will not affect use of the property. 
 
Date:   
 
         MARTIN REEDER, AICP 
         Principal Planner 
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NOTE:
EXISTING EQUIPMENT NOT VISIBLE IN CURRENT VIEW

· EXISTING T-MOBILE TWIN TMA
(3) TOTAL (1) PER SECTOR (TYP. ALL SECTORS)
TO BE REMOVED
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ATTACHMENT 9 

RESOLUTION NO. 2022-02 
 

A RESOLUTION OF THE PLANNING COMMISSION OF  
THE CITY OF NATIONAL CITY, CALIFORNIA, 

APPROVING A CONDITIONAL USE PERMIT FOR  
THE MODIFICATION OF AN EXISTING WIRELESS  

COMMUNICATIONS FACILITY LOCATED AT  
1215 WILSON AVENUE. 

CASE FILE NO. 2021-09 CUP 
APN:  559-032-20 & 21 

 
WHEREAS, the Planning Commission of the City of National City considered a 

Conditional Use Permit for the modification of an existing wireless communications 
facility located at 1215 Wilson Avenue at a duly advertised public hearing held on 
February 7, 2022, at which time oral and documentary evidence was presented; and, 
 
 WHEREAS, at said public hearings the Planning Commission considered the 
staff report contained in Case File No. 2021-09 CUP maintained by the City and 
incorporated herein by reference along with evidence and testimony at said hearing; 
and, 
 
 WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law; and,  
 
 WHEREAS, the action recited herein is found to be essential for the preservation 
of public health, safety, and general welfare. 
 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at the public hearing held on February 7, 2022, support the following 
findings: 
 
1. That the proposed use is allowable within the applicable zoning district pursuant to a 

CUP and complies with all other applicable provisions of the Land Use Code, 
because the use is allowable within the CL zone pursuant to a CUP and the 
proposed facility meets the required telecommunication facility design guidelines 
that include providing the minimum distance requirements from habitable space and 
screening the facility. 
 

2. That the proposed use is consistent with the General Plan and any applicable 
specific plan, because General Plan Policy E-3.3 encourages access to wireless 



internet connections, computers, and other forms of communication technology: the 
proposed facility modifications provide added internet/cellular data as well as 
standard cellphone service capability. In addition, the proposed facility is a 
conditionally-permitted use in the CL zone. 
 

3. That the design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity, because 
the facility is existing and is being modified to match the same locational and 
architectural components of the current facility design, plus add screening to bring 
the facility into compliance with current codes. 
 

4. That the site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints, 
because the facility is existing and the modifications meet all development 
standards and distance requirements of the Land Use Code. 
 

5. That granting the permit would not constitute a nuisance or be injurious or 
detrimental to the public interest, health, safety, convenience, or welfare, or 
materially injurious to persons, property, or improvements in the vicinity and zone in 
which the property is located, because the proposed facility is existing and the 
modified version will not be highly visible due to the added screening walls around 
the antennas.   

 
6. That the proposed project has been reviewed in compliance with the California 

Environmental Quality Act and has been determined to be categorically exempt 
from environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of Exemption will be filed 
subsequent to approval of this CUP.   
 

 BE IT FURTHER RESOLVED that the application for Conditional Use Permit is 
approved subject to the following conditions: 
 
General 

1. This Conditional Use Permit authorizes the modification of an existing wireless 
communications facility at 1215 Wilson. Except as required by conditions of approval, 
all plans submitted for permits associated with the project shall conform with Exhibit A, 
Case File No. 2021-09 CUP, dated 1/25/2022.  Any additional antennas or facilities 
must be in substantial conformance with the design for installation shown on these 
plans. 

2. Before this Conditional Use Permit shall become effective, the applicant and the 
property owner both shall sign and have notarized an Acceptance Form, provided by 



the Planning Division, acknowledging and accepting all conditions imposed upon the 
approval of this permit.  Failure to return the signed and notarized Acceptance Form 
within 30 days of its receipt shall automatically terminate the Conditional Use Permit.  
The applicant shall also submit evidence to the satisfaction of the Planning Division that 
a Notice of Restriction on Real Property is recorded with the County Recorder.  The 
applicant shall pay necessary recording fees to the County.  The Notice of Restriction 
shall provide information that conditions imposed by approval of the Conditional Use 
Permit are binding on all present or future interest holders or estate holders of the 
property.  The Notice of Restriction shall be approved as to form by the City Attorney 
and signed by the City Manager or assign prior to recordation.  

3. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

4. This permit shall become null and void if not exercised within one year after adoption of 
the resolution of approval unless extended according to procedures specified in Section 
18.12.040 of the Municipal Code. 

Building 

5. Plans submitted for demolition or construction improvements shall comply with the 
current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 
Codes.  

Fire 

6. Plans submitted for improvements must comply with the current editions of the 
California Fire Code (CFC), National Fire Protection Association (NFPA), and California 
Code of Regulations (CCR). 

7. All required signage for telecommunications facilities, as specified by the CFC, if not 
already on site, shall be designed and installed. 

8. The National City Fire Department shall be involved with all fire inspections for this 
site.  Rough inspections are required for all phases of work. 

Planning  

9. All appropriate and required local, state and/or federal permits must be obtained and/or 
modified prior to operation of the wireless communications facility. 

10. Screening walls shall be textured and painted to match the architectural style and color 
of the existing building. The reverse side of the screening walls and the antennas shall 
be painted a neutral color that blends with the roof color. 



11. All ground-mounted equipment shall be painted to match the nearest building wall to
where it is located. Other equipment must be screened from view.  Any apparatus
visible to the exterior of the facility, including cable chases/trays, shall be painted to
match the surface on which it is mounted. Addition equipment boxes, generators,
and/or protective devices shall be placed so that they are not within the required
parking area.

12. The permittee shall not object to co-locating additional facilities of other communication
companies and sharing the project site, provided such shared use does not result in
substantial technical or quality-of-service impairment for the permitted use.  In the event
a dispute arises with regard to co-locating with other existing or potential users, the City
may require a third party technical study at the expense of either or both the applicant
and the complaining user.  This condition in no way obligates the City to approve any
co-location proposal if it is determined by the City not to be desirable in a specific case.

13. The applicant or operator shall be responsible for the removal and disposal of any
antennas, equipment or facilities that are abandoned, decommissioned, or become
obsolete within six (6) months of discontinuance.

BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council. 

BE IT FINALLY RESOLVED that this Resolution shall become effective and final 
on the day following the City Council meeting where the Planning Commission 
resolution is set for review, unless an appeal in writing is filed with the City Clerk prior to 
5:00 p.m. on the day of that City Council meeting.  The City Council may, at that 
meeting, appeal the decision of the Planning Commission and set the matter for public 
hearing. 

CERTIFICATION: 

This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of February 7, 2022, by the following vote: 

AYES: 

NAYS: 

ABSENT: 
________________________ 

ABSTAIN: CHAIRPERSON 
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COMMUNITY DEVELOPMENT DEPARTMENT – PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
PLANNING COMMISSION STAFF REPORT 

 
Title:    PUBLIC HEARING – CONDITIONAL USE PERMIT FOR 

THE RELOCATION OF AN EXISTING WIRELESS 
COMMUNICATIONS FACILITY LOCATED AT 1320 
HIGHLAND AVENUE. 

 
Case File No.: 2022-02 CUP 
 
Location: Kimball Way near the “F” Avenue intersection 
 
Assessor’s Parcel No.: 560-410-03 (1320 Kimball Way) & 560-410-05 (1317 ‘D’ 

Avenue) 
 
Staff report by:  Martin Reeder, AICP – Principal Planner 
 
Applicant: Verizon Wireless 
 
Zoning designation: MXD-2 – Major Mixed-Use District 
 
Adjacent land use/zoning:  
 

North: Park Village Condominiums and Walmart / RM-2 and MXD-2 
respectively 

 
East: Shopping Center / MXD-2 
 
South: Single and multi-family residential across Kimball Avenue / RS-

2 and RM-2 respectively 
 
West: Kimball Towers / RM-3 

 
Environmental review: Categorically Exempt pursuant to Class 3 Section 15303 

(New Construction or Conversion of small structures) 
 
Staff recommendation: Approve 
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Staff Recommendation 
Staff is recommending approval of the Conditional Use Permit (CUP) modification 
request. The proposal will remove a barrier to construction of the Kimball Highlands/San 
Ysidro Health PACE project, as well as increase the effectiveness of the facility due to its 
increased height. 
 
Executive Summary 
Verizon has applied for a Conditional Use Permit (CUP) to relocate their existing 
wireless telecommunications facility from the 99 Cents Only Store parking lot to the roof of 
Kimball Tower. The antennas will be screened using extensions to the existing parapet and 
screening walls where necessary. 
 
Site Characteristics 
The current project location is the parking lot for the 99 Cents Only Store at 1320 
Highland Avenue, which extends west to Kimball Way. The facility is adjacent to Kimball 
Way. The area is south of the drainage channel between Walmart and the subject 
parking lot. The relocation area is the roof of Kimball Tower, which is located 250 feet to 
the west across Kimball Way. The existing CUP was approved in 2015. The relocation 
is in association with the Kimball Highlands (Community HousingWorks) and San Ysidro 
Health PACE Clinic projects, which is currently under review. The current location is 
zoned MXD-2. Kimball Tower is located in the RM-3 (Very-High- Multi-Unit Residential) 
zone. 
 
Kimball Highlands Project 
Kimball Highlands is a proposed two-property infill multi-family apartment development, 
with one property located at 14th Street and Kimball Way at ‘F’ Avenue (where the 
existing wireless facility is located), and the second property located at 1221 ‘D’ Avenue 
(adjacent to the Kimball Senior Center). The development is in accordance with the fully 
executed Disposition and Development Agreement (DDA) between Community 
HousingWorks (CHW), the Community Development Commission-Housing Authority of 
the City of National City (CDC-HA), and San Ysidro Health.  
 
Proposal 
As mentioned above, the current project site is a wireless communications facility 
located on an artificial pine tree in the rear of the 99 Cents Only store located at 1320 
Highland Avenue. As part of the pending Kimball Highlands / San Ysidro Health (PACE) 
Clinic project, the facility will need to be relocated. The applicant is proposing to relocate 
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the facility to the roof of the Kimball Tower building across Kimball Way to the west. All 
new equipment will be roof-mounted and antennas will be screened to match the 
architectural style of the building. 
 
Analysis  
As well as facilitating a priority City project, the proposal is consistent with General Plan 
policy E-3.3 (Education and Public Participation) that aims to increase access to wireless 
internet connections, computers, and other forms of communication technology. The 
proposal is also generally consistent with the Land Use Code (LUC), because wireless 
communications facilities are a conditionally-allowed use in the RM-3 zone. Placement of 
the facility on the roof will also improve the effectiveness of the antennas, which are line-of-
sight. The increased height will allow the facility to reach much further than the existing 
condition. 
 
Section 18.30.220 of the LUC only allows commercial wireless facilities in residential zones 
subject to an exception granted by the Planning Commission. In this case, the facility would 
be located on the roof of the building and would not interact with residential use on the 
property. In addition, other buildings in the City also have wireless facilities on their roofs, 
including the Ramada Hotel and Bay View Suites on National City Blvd., both residential 
occupancy buildings. 
 
The Land Use Code requires that telecommunication facilities be sensitively designed to be 
compatible with, and minimize visual impacts to, surrounding areas.  It also requires that 
telecommunication facilities and appurtenances be screened by existing or proposed 
landscaping, to the extent possible, without compromising reception and/or transmission.  
 
The Land Use Code also requires telecommunication facilities to be located at least 75 feet 
from any habitable structure on a separate property.  The proposed facility meets this 
requirement, as the closest habitable building on another property is located approximately 
130 feet away to the northeast. 
  
The proposed project has been reviewed in compliance with the California Environmental 
Quality Act (CEQA). Staff has determined that the proposed use is categorically exempt 
from environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of the Exemption will be filed 
subsequent to approval of this CUP.  Class 3 consists of construction and location of 
limited numbers of new, small facilities or structures; installation of small new equipment 
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and facilities in small structures; and, the conversion of existing small structures from one 
use to another where only minor modifications are made in the exterior of the structure.  
The proposed use would be consistent with this description as a new, small facility. 
 
Conditions of Approval  
Conditions requiring building and fire code compliance are attached, as well as standard 
Conditions of Approval for CUPs. 
 
Required findings 
The Municipal Code contains required findings for CUPs. There are six required findings: 
 

1. The proposed use is allowable within the applicable zoning district pursuant to a 
CUP and complies with all other applicable provisions of the Land Use Code. 

 
The use is allowable within the RM-3 zone pursuant to a CUP, and the proposed facility 
meets the required telecommunication facility design guidelines that include providing the 
minimum distance requirements from habitable space and screening the facility. 
 

2. The proposed use is consistent with the General Plan and any applicable specific 
plan. 
 

General Plan Policy E-3.3 encourages access to wireless internet connections, computers, 
and other forms of communication technology: the proposed facility will provide increased 
internet/cellular data as well as standard cellphone service capability. In addition, the 
proposed facility is a conditionally-permitted use in the RM-3 zone. 
 

3. The design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity. 

 
The facility will be located on the roof of the building without interfering with the existing 
use. No future expansion of the building is proposed that the facility would conflict with. The 
screening for the antennas will match the architectural style of the building, in compliance 
with the LUC. 
 

4. The site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints. 
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The site is suitable for the proposed telecommunication facility because the building on 
which the facility will be located is existing, no expansion or future use that the proposal 
would conflict with is anticipated, and the facility will meet all development standards and 
distance requirements.   
 

5. Granting the permit would not constitute a nuisance or be injurious or detrimental to 
the public interest, health, safety, convenience, or welfare, or materially injurious to 
persons, property, or improvements in the vicinity and zone in which the property is 
located. 
 

The proposed facility will not be highly visible due to the height of the building compared to 
other development in the area, and because of screening walls around the antennas.   
 

6. That the proposed project has been reviewed in compliance with the California 
Environmental Quality Act. 
 

The proposed project has been reviewed in compliance with the CEQA.  Staff has 
determined the proposed use to be categorically exempt from environmental review 
pursuant to Class 3 Section 15303 (New Construction or Conversion of Small Structures), 
for which a Notice of Exemption will be filed subsequent to approval of this CUP.   
 
An additional finding has been added in reference to making an exception for the facility 
being located in a residential zone. 
 

7. That the facility being located on the roof of a residential building will not impact the 
quality of life of building or area residents, because no residential or other use of the 
roof occurs or will occur in the future, antennas face away from the building and will 
not interact with the residential use on the property, and all other buildings are 
significantly lower than the subject building. 

 
The 1996 Telecommunications Act states that, “no State or local government or 
instrumentality thereof may regulate the placement, construction, and modification of 
personal wireless service facilities on the basis of the environmental effects of radio 
frequency emissions to the extent that such facilities comply with the Commission's 
regulations concerning such emissions.” It should also be pointed out that if approved by a 
local jurisdiction, all wireless communications facilities must obtain all required state and 
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federal permits in order to operate. A Condition of Approval is included requiring these 
permits. 
 
All occupants of both the Kimball and adjacent Morgan Tower buildings have been 
notified of the proposal and the Planning Commission public hearing. City policy 
requires all property owners and occupants within 300 feet of the project to be notified 
of the hearing. In this case, the total number of persons notified was 622. 
 
Summary 
The proposed project is consistent with the General Plan and Land Use Code in that it 
meets all applicable design requirements for wireless communication facilities. The project 
is considered ‘stealth’ in that it would screen the antennas from adjacent uses.  The 
relocation of the facility to Kimball Tower will facilitate a priority City project (Kimball 
Highlands / San Ysidro Health PACE Clinic), as well as improve coverage in the area for 
Verizon customers. 
 
Options 
 
1. Approve 2022-02 CUP subject to the attached conditions, and based on attached 

findings or other findings as determined by the Planning Commission; or 
 
2. Deny Approve 2022-02 CUP based on findings as determined by the Planning 

Commission; or, 
 

3. Continue the item for additional information 
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Attachments 
 
1. Recommended Findings 
2. Recommended Conditions 
3. Overhead 
4. Existing Wireless Facilities Map & List 
5. Public Hearing Notice (Sent to 622 property owners and occupants) 
6. Notice of Exemption  
7. Applicant's Plans (Exhibit A, Case File No. 2022-02 CUP, dated 1/26/2022)  
8. Resolution 
 
 
 
 
 
 
MARTIN REEDER, AICP ARMANDO VERGARA 
Principal Planner Director of Community Development 
 

thussain
Stamp



ATTACHMENT 1 

RECOMMENDED FINDINGS FOR APPROVAL 
2022-02 CUP – 1320 Kimball Way / 1317 ‘D’ Avenue 

 
1. That the proposed use is allowable within the applicable zoning district pursuant to a 

CUP and complies with all other applicable provisions of the Land Use Code, 
because use is allowable within the RM-3 zone pursuant to a CUP, and the proposed 
facility meets the required telecommunication facility design guidelines that include 
providing the minimum distance requirements from habitable space and screening 
the facility. 
 

2. That the proposed use is consistent with the General Plan and any applicable specific 
plan, because General Plan Policy E-3.3 encourages access to wireless internet 
connections, computers, and other forms of communication technology: the 
proposed facility modifications provide increased internet/cellular data as well as 
standard cellphone service capability. In addition, the proposed facility is a 
conditionally-permitted use in the RM-3 zone. 
 

3. That the design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity, because 
the facility will be located on the roof of the building without interfering with the existing 
use. No future expansion of the building is proposed that the facility would conflict 
with. The screening for the antennas will match the architectural style of the building, 
in compliance with the LUC. 
 

4. That the site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints, 
because the building on which the facility will be located is existing, no expansion or 
future use that the proposal would conflict with is anticipated, and the facility will meet 
all development standards and distance requirements.   
 

5. That granting the permit would not constitute a nuisance or be injurious or detrimental 
to the public interest, health, safety, convenience, or welfare, or materially injurious 
to persons, property, or improvements in the vicinity and zone in which the property 
is located, because the proposed facility will not be highly visible due to the height of 
the building compared to other development in the area, and because of screening 
walls around the antennas. 

 
 
 



ATTACHMENT 1 

6. That the proposed project has been reviewed in compliance with the California 
Environmental Quality Act and has been determined to be categorically exempt from 
environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of Exemption will be filed 
subsequent to approval of this CUP.   
 

7. That the facility being located on the roof of a residential building will not impact the 
quality of life of building or area residents, because no residential or other use of the 
roof occurs or will occur in the future, antennas face away from the building and will 
not interact with the residential use on the property, and all other buildings are 
significantly lower than the subject building. 



ATTACHMENT 2 

RECOMMENDED CONDITIONS OF APPROVAL 

2022-02 CUP – 1320 Kimball Way / 1317 ‘D’ Avenue 
 

General 

1. This Conditional Use Permit authorizes the relocation of an existing wireless 
communications facility at 1320 Highland Avenue to the roof of Kimball Tower located at 
1317 ‘D’ Avenue. Except as required by conditions of approval, all plans submitted for 
permits associated with the project shall conform with Exhibit A, Case File No. 2022-02 
CUP, dated 1/26/2022.  Any additional antennas or facilities must be in substantial 
conformance with the design for installation shown on these plans. 

2. Before this Conditional Use Permit shall become effective, the applicant and the property 
owner both shall sign and have notarized an Acceptance Form, provided by the Planning 
Division, acknowledging and accepting all conditions imposed upon the approval of this 
permit.  Failure to return the signed and notarized Acceptance Form within 30 days of its 
receipt shall automatically terminate the Conditional Use Permit.  The applicant shall also 
submit evidence to the satisfaction of the Planning Division that a Notice of Restriction 
on Real Property is recorded with the County Recorder.  The applicant shall pay 
necessary recording fees to the County.  The Notice of Restriction shall provide 
information that conditions imposed by approval of the Conditional Use Permit are 
binding on all present or future interest holders or estate holders of the property.  The 
Notice of Restriction shall be approved as to form by the City Attorney and signed by the 
City Manager or assign prior to recordation.  

3. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

4. This permit shall become null and void if not exercised within one year after adoption of 
the resolution of approval unless extended according to procedures specified in Section 
18.12.040 of the Municipal Code. 

Building 

5. Plans submitted for demolition and construction improvements shall comply with the 
current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 
Codes.  

 

 



 

Fire 

6. Plans submitted for improvements must comply with the current editions of the California 
Fire Code (CFC), National Fire Protection Association (NFPA), and California Code of 
Regulations (CCR). 

7. The National City Fire Department shall be involved with all fire inspections for this 
site.  Rough inspections are required for all phases of work. 

Planning  

8. All appropriate and required local, state and/or federal permits must be obtained and/or 
modified prior to operation of the wireless communications facility. 

9. Antennas shall be screened from adjacent views through the use of screening walls no 
higher than the antennas plus one foot. Screening walls shall be textured and painted to 
match the architectural style and color of the existing building.  

10. The reverse side of the screening walls, all associated equipment, and the antennas 
themselves shall be painted a neutral color that blends with the roof color and/or the 
surface on which they are mounted. 

11. The permittee shall not object to co-locating additional facilities of other communication 
companies and sharing the project site, provided such shared use does not result in 
substantial technical or quality-of-service impairment for the permitted use.  In the event 
a dispute arises with regard to co-locating with other existing or potential users, the City 
may require a third party technical study at the expense of either or both the applicant 
and the complaining user.  This condition in no way obligates the City to approve any 
co-location proposal if it is determined by the City not to be desirable in a specific case.  

12. The applicant or operator shall be responsible for the removal and disposal of any 
antennas, equipment or facilities that are abandoned, decommissioned, or become 
obsolete within six (6) months of discontinuance. 

 

 



ATTACHMENT 3 

2022-02 CUP – 1320 Kimball Way / 1317 ‘D’ Avenue – Overhead 
 

 

Existing Facility 

Relocated Facility 
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FACILITY APN LOCATION PROVIDER FILE_NO_
1 562-340-44 2434 Southport Urban Comm Rad CUP-1992-11

2 562 340 26 300 W 28th AirTouch CDC Reso 94-28

562-340-26 300 W 28th Nextel CUP-2003-30

4 559-032-02 1215 Wilson Pac Bell CUP-1995-11

5 557-410-03 1645 E Plaza Pac Bell CUP--1995-13

6 555-086-11 910 Hoover AirTouch CUP-1995-18

7 556-471-24 801 National City Blvd AT&T CUP-1996-2

556-471-24 801 National City Blvd Nextel CUP-1994-8

556-471-24 801 National City Blvd Pagenet CUP-1996-12

556-471-24 801 National City Blvd AT&T CUP-1999-5

8 554-120-30 2400 E 4th AT&T CUP-1996-4

and equipment cabinet.

9 559-160-13 1022 W Bay Marin GTE CUP-1996-5

10 563-370-36 3007 Highland Pac Bell CUP-1996-6

12 554-050-12 303 Palm AirTouch CUP-1996-8

at base.

554-050-12 303 Palm Sprint PCS CUP-2001-10

Radio communication facilitv (microwave transmitter)- 80-foot tall tower and 8-foot in diameter dish antenna

75-foot monopole with three sector antennas and 450-sa foot eauipment buildina.

Located on a 360-sa foot building. Cellular facilitv- 60-foot monopole with twelve panel antennas.

Located on roof of existina building. PCS facilitv- six roof-mounted antennas and two ground-mounted equipment boxes.

Located on roof of Qualitv Inn. PCSfacilitv- six panel antennas and equipment cabinet.

Located atop Red Lion Hotel. Wireless communication facility- four antennas and radio base svstem.

12 antennae on existing communications tower and a 270 square foot equipment enclosure adiacent to existing equipment

Located on existing Super Saver buildina. PCSfacilitv- six panel antennas and two equipment cabinets.

Located on existing building. Cellular facilitv- three support structures with five panel antennas each, two dish antennas 

Located on roof of Red Lion Hotel. Paging facilitv- four whip antennas, one global positioning satellite antenna and 

equipment cabinet.

Located on roof of Paradise Valley Hospital. Paaina facilitv- four whip antennas, one alobal POsitioninasatellite antenna

and equipment cabinet

Located on roof of hotel. Paging facility- four antennas and eauipment cabinet one floor down from roof.

Located on roof of Red Lion Hotel. ESMR facilitv- three whip antennas and eauipment cabinet.

60-foot hiah monopole with six whip antennas, thirty directional cellular antennas, and three dishes with an eauiDmentcabinet 

Located on National Guard Armory property. PCSfacility six antennas in three 40-foot flag poles, one GPS antenna and a

 new equipment building.



14 564-471-01 3030 Plaza Bonita Rd Nextel CUP-1997-8

564-471-01 3030 Plaza Bonita Rd Pac Bell CUP-1996-7

16 557-420-36 1840 E 12th Nextel CUP-1999-4

20 555-082-11 111 W 9th Sprint CUP-2000-9

21 555-030-21 330 National City Blvd GTE CUP-2000-11

22 564-250-50 2435 Sweetwater Sprint CUP-2000-14

30 557-420-36 1905 E Plaza Sprint PCS CUP-2001-3

32 556-473-18 242 E 8th AT&T CUP-2001-6

34 563-370-35 3007 Highland Nextel CUP-2001-12

36 563-231-38 1914 Sweetwater Cingular CUP-2002-3

37 564-310-37 3737 Sweetwater Cingular CUP-2002-4

39 556-101-15 241 National City Blvd Cingular CUP-2002-6

40 558-200-24 2415 E 18th Cingular CUP-2002-13

41 556-354-13 716 Highland AT&T CUP-2002-14

existing.

44 556-590-61 1019 Highland Sprint PCS CUP-2002-24

556-590-61 1019 Highland Cingular CUP-2002-2

51 552-283-11 2323 E Division Sprint CUP-2004-6

Located atop Plaza Bonita sign. ESMRfacilitv- nine antennas and equipment cabinet.

60-foot monopalm on vacant commercial lot.

Panel antennas located inside new liaht standards; equipment located inside existing commercial buildina

72 foot tall monopine with standard equipment enclosure

Located atop BayTheatre. Wireless communication facility- twelve panel antennas and four equipment cabinets.

Located at Sweetwater Inn. Global Positioning System with nine panel antennas.

Located atop South Bay Plaza on an existing mechanical equipment screen.

Located on an existing 75 foot tall pole sign for the SweetwaterTown and Country Shopping Center.

12 panel antennas behind four new partial parapet walls atop an existina fumiture store; four equipment cabinets outside

6 panel antennas in a new monument sign in the South Bay Plaza shopping center

3 panelantennasina 9x10x16 roof-mountedcupola

Located atop 2-story Sid's Camet Barn warehouse. Wireless communication facilitv- twelve wireless panel antennas 

Six facade mounted panel antennas with equipment on roof of PacBell switching station. Equipment screened to match 

and 4-inch GPS antenna.

Located atop the existing Plaza Bonita sign. PCSfacility- three antennas and two eauiDmentcabinets at base of sign.

53 foot tall monopalm with nine panel antennas. PCS Facility with one equipment enclosure and a GPS antenna.

Located atop an existing church.

Located atop Sweetwater Square. New equipment building over trash enclosure, nine panel antennas and one GPS antenna.



52 560-191-30 1701 D Ave Nextel CUP-2004-12

53 551-570-20 51 N Highland Sprint CUP-2004-15

55 563-231-39 1914 Sweetwater Nextel PC Reso 20-2002

57 554-120-24 2701 E 8th Cingular PC Reso 02-2001

554-120-24 2701 E 8th T-Mobile CUP-2000-19

554-120-24 2701 E 8th Sprint CUP-2000-27

 buildings

554-120-24 2701 E 8th AT&T CUP-2000-19

58 558-030-30 1035 Harbison Nextel CUP-2005-3

60 556-510-12 914 E 8th Cingular CUP-2005-10

61 559-040-53 1439 Tidelands Cingular CUP-2005-9

559-040-53 1445 Tidelands Nextel CUP-2000-31

63 562-200-02 2900 Highland Cingular CUP-2005-12

64 563-010-47 2605 Highland Cricket CUP-2006-11

563-010-47 2605 Highland Sprint CUP-2002-18

65 557-420-31 1900 E Plaza Cricket CUP-2006-6

557-420-31 1900 E Plaza Cingular CUP-2004-4

67 561-222-23 1526-40 E 18th T-Mobile CUP-2006-10

68 564-471-07 3030 Plaza Bonita Rd Cingular CUP-2005-24

Six panel antennas and equipment inside a new 54 foot tall monument/cross/sign.

Located at existing church. Antennas located in a 60-foot monument

Located at existing church. Antennas located in a GO-footmonument.

2 panel antennas in a 45' flagpole with 4 wall-mounted equipment cabinets

12 panel antennas on a new 45-foot tall faux pine tree with associated equipment shelter

12 antennas facade mounted to new rooftop enclosure that will house equipment

Co-locationin churchspire-3 antennas within existing architectural feature

5 panel antennas in a new pole sign at Jimmy's Restaurant

12 panel antennas on a 57' faux broadleaf tree with 230 square foot equipment enclosure

2 panel antennas in a 45' flagpole with 4 wall-mounted equipment cabinets

12 panel antennas on a monopalm with 299 SQ.ft. equipment enclosure.

12 panel antennas on 39-ft monopine with 280 sq. ft. equipment shelter

12 panel antennas on monopalm with associated equipment shelter

3 antennas on replacement light standard with associated equipment shelter

3 antennas in new architectural feature of church with associated equipment

4O-footmonopalmwith three sectors of four antennas each and equipment shelter

3 antennas on new faux palm tree with associated equipment

12 panel antennas mounted on exterior of self-storage building and painted to match; all equipment located inside of the



68 564-471-07 3030 Plaza Bonita Rd Verizon CUP-2003-13

69 559-106-17 525 W 20th Cricket CUP-2005-25

559-106-17 525 W 20th Sprint CUP-2001-4

70 554-050-15 2005 E 4th Cricket PC Reso 09-2003

554-050-15 2005 E 4th Cingular CUP-2003-5

554-050-15 2005 E 4th GTE CUP-1998-4

554-050-15 2005 E 4th Nextel CUP-2005-15

71 564-290-06 3820 Cagle St Cricket PC RESO 10-2004

564-290-06 3820 Cagle St Sprint CUP-2001-2

564-290-06 3820 Cagle St T-Mobile CUP-2004-3

564-290-06 3820 Cagle St Cingular PC Reso 11-2002

72 669-060-26 5800 Boxer Rd Cricket PC RESO 32-2003

669-060-26 5800 Boxer Rd T-Mobile CUP-2003-16

669-060-26 5800 Boxer Rd Sprint PC Reso 32-2003

669-060-26 5800 Boxer Rd Cingular CUP-2005-21

73 562-330-43 152 W 33rd Cricket PC Reso 21-2002

562-330-43 152 W 33rd Sprint CUP-2002-8

6 panel antennas on the outside of the 0.0. Arnold water tank and a 360 square foot equipment enclosure adjacent

Co-location on 55-foot monopine - additional 12 panel antennas and new 275 SQ.ft. equipment vault

12 panel antennas on a replacement 100 foot light standard in EITovon park and a 160 square foot equipment enclosure.

3 antennas on existing self storage building painted to match with associated equipment

3 antennas on existing light standard with associated equipment shelter

3 antennas on existing faux pine tree with vaulted equipment shelter

3 antennas on existing water tower with associated equipment shelter

3 antennas on existing self storage within matching architectural projection with associated equipment

12 panel antennas on the roof of the Plaza Bonita Mall behind a screen wall

12 panel antennas on a 47-foot tall faux-broadleaf awith 230 sq. ft.equipment shelter

12 panel antennas on the outside of the 0.0. Arnold water tank and a 520 square foot equipment enclosure adjacent

Located on existina storaae building. Wireless communication facility- 9 antennas and equipment building.

12 panel antennas on the outside of the 0.0. Arnold water tank and a 150 square foot equipment enclosure adiacent to the tank

 equipment building.

equipment building and adiacent liahting for the park.

antennas and equipment building

12 panel antenas mounted on exterior of self-storage building and painted to match; all equipment located inside of the

Located in EITovon Park. Cellular facility- 97'8" monopole with twelve panel antennas, three omni antennas, and 192-sqfoot

Located at Sweetwater Heights Centennial Park. Wireless communication facilitv- 55-foot monopine with twelve panel 

Located at Sweetwater Heights Centennial Park. Wireless communication facility- 35-foot pole with six antennas, 



74 555-053-17 700 NCB Cricket PC Reso 05-2000

555-053-17 700 NCB Metricom CUP-2000-4

555-053-17 700 NCB Skytel CUP-2000-30

75 560-203-03 1800 National City Blvd Nextel CUP-2006-15

76 561-360-35 1810 E 22nd Cricket 2007-14 CUP

561-360-35 1820 E 22nd Sprint-Nextel CUP-2000-8

78 560-143-36 1703 Hoover Cleawire 2009-22 CUP

79 559-160-33 700 Bay Marina Dr Cleawire 2009-23 CUP

9 antennas on tower of Marina Gateway Plaza commercial building hidden behind parapet wall.  6-foot tall equiptmant 

80 560-151-20 142 E 16th AT&T 2010-11 CUP

81 561-271-01 2005 Highland Ave Plancom 2010-31 CUP

12 antenas on a 43-foot mono-palm on eastern property line

561-271-01 2005 Highland T-Mobile CUP-2003-4

561-271-01 2005 Highland Cingular CUP-2006-2

82 563-184-47 2909 Shelby Dr P95-025

83 563-062-17 2524 Prospect St AT&T ZAP99-028

85 564-310-32 3312 Bonita Heights Lane AT&T ZAP00-133

86 563-063-29 2563 Grove St AT&T MUP91-026W2

75-foot monopole and equipment building.

35-foot monopalm with three sector directional antenna system and equipment cabinets.

15 panel antennas behindscreen wall atop existing car dealership with associated equipment

Associated equiptment will be located in building

cabinent on roof below tower will be mostly covered

equipment/storage/trash enclosure on the ground. The 8-foot tall Cupola will have a cross afixed to it in order to appea

as part of the church

6 panel antennas and RF transparent cupola atop National City Ministry Church, as well as a 330 sq ft  

Located in Las Palmas Park. Monopalm and eauipment along with live palms.

Located atop Holidav Inn. Wireless communication facility with equipment cabinet.

3 antennas facade mounted to existina hotel with associated equipmen

12 antennas on the roof of a Highland Avenue office building with new cupola to match existing

9 antennas located on 3 different locations on industrial/ warehouse building.  Each location will have 2 pannel antennas. 

12 antennas on the roof of a Highland Avenue office building

equipment cabinets.

3 antennas on recration building at Las Palmas Park

Located atop Holidav Inn Hotel. - 8-foot whip antenna, two 4x2-foot panel antennas, and one GPS antenna with two indoor 



86 563-063-29 2563 Grove St P91-026W

Monopole located aside live palm trees.
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CITY OF NATIONAL CITY - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
NOTICE OF PUBLIC HEARING 

  
CONDITIONAL USE PERMIT FOR THE RELOCATION OF 
AN EXISTING WIRELESS COMMUNICATIONS FACILITY 

LOCATED AT 1320 HIGHLAND AVENUE. 
CASE FILE NO.: 2022-02 CUP 

 
The National City Planning Commission will hold a public hearing at their regular online 
meeting after the hour of 6:00 p.m. Monday, February 7, 2022 on the proposed 
request. The meeting will be LIVE WEBCAST from the City Council Chamber, 1243 
National City Boulevard, National City, California. (Applicant: Verizon Wireless) 
 
Due to the precautions taken to combat the spread of coronavirus (COVID-19), City Hall, 
including the City Council Chambers, are closed to the public.  Anyone interested in this 
public hearing may observe it on the City’s website at 
http://www.nationalcityca.gov/government/city-clerk/council-webcast.  
 
The current project site is a wireless communications facility located on an artificial pine 
tree in the rear of the 99 Cents Only store located at 1320 Highland Avenue. The facility 
is adjacent to Kimball Way. As part of the pending Kimball Highlands / San Ysidro 
Health (PACE) Clinic project, the facility will need to be relocated. The applicant is 
proposing to relocate the facility to the roof of the Kimball Tower building across Kimball 
Way to the west. All new equipment will be roof-mounted and antennas will be screened 
to match the architectural style of the building. 
 
Members of the public are invited to comment. Written comments should be received on 
or before 4:00 p.m., February 7, 2022 by the Planning Division, who can be contacted 
at 619-336-4310 or planning@nationalcityca.gov.  
 
If you challenge the nature of the proposed action in court, you may be limited to raising 
only those issues you or someone else raised at the public hearing described in this 
notice, or in written correspondence delivered to the Planning Commission at, or prior 
to, the public hearing. 
 
NATIONAL CITY PLANNING DIVISION 
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COMMUNITY DEVELOPMENT DEPARTMENT – PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
        NOTICE OF EXEMPTION 

 
TO: Assessor/Recorder/County Clerk 
 Attn: Fish and Wildlife Notices 
 1600 Pacific Highway, Suite 260 
 San Diego, CA  92101 
 MS: A-33 
 
Lead Agency: City of National City 
 
Project Title:  2022-02 CUP 
 
Project Location: 1317 ‘D’ Avenue, National City, CA. 
 
Contact Person:   Martin Reeder Telephone Number: (619) 336-4313 
 
Description of Nature, Purpose and Beneficiaries of Project: 
Conditional Use Permit for relocation of an existing wireless communications facility to 
the roof of a multi-unit residential building.  The project would facilitate a regional housing 
and health project and improve signal strength and service area for Verizon Wireless 
customers. 
  
Applicant:   Telephone Number:   
Annette Banuelos  (949) 838-4139 
Fulsang Architecture, Inc. 
3471 Via Lido, Suite 202 
Newport Beach, CA 92663 
 
Exempt Status: 
 

 Categorical Exemption. Class 3 Section 15303 (New Construction or 
Conversion of small structures)  

 
Reasons why project is exempt: 
There is no possibility that the proposed use will have a significant impact on the 
environment because the facility will be located on the roof of an existing multi-unit 
residential building, the antennas will be screened and will not affect use of the property. 
 
Date:   
 
         MARTIN REEDER, AICP 
         Principal Planner 
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ATTACHMENT 8 

RESOLUTION NO. 2022-03 
 

A RESOLUTION OF THE PLANNING COMMISSION OF  
THE CITY OF NATIONAL CITY, CALIFORNIA, 

APPROVING A CONDITIONAL USE PERMIT FOR  
THE RELOCATION OF AN EXISTING WIRELESS COMMUNICATIONS FACILITY 

LOCATED AT 1320 HIGHLAND AVENUE. 
CASE FILE NO. 2022-02 CUP 

APN:  560-410-03 & 560-410-05 
 

WHEREAS, the Planning Commission of the City of National City considered a 
Conditional Use Permit for the relocation of an existing wireless communications facility 
located at 1320 Highland Avenue at a duly advertised public hearing held on February 7, 
2022, at which time oral and documentary evidence was presented; and, 
 
 WHEREAS, at said public hearings the Planning Commission considered the 
staff report contained in Case File No. 2022-02 CUP maintained by the City and 
incorporated herein by reference along with evidence and testimony at said hearing; 
and, 
 
 WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law; and,  
 
 WHEREAS, the action recited herein is found to be essential for the preservation 
of public health, safety, and general welfare. 
 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at the public hearing held on February 7, 2022, support the following 
findings: 
 
1. That the proposed use is allowable within the applicable zoning district pursuant to a 

CUP and complies with all other applicable provisions of the Land Use Code, 
because use is allowable within the RM-3 zone pursuant to a CUP, and the 
proposed facility meets the required telecommunication facility design guidelines 
that include providing the minimum distance requirements from habitable space and 
screening the facility. 
 



2. That the proposed use is consistent with the General Plan and any applicable 
specific plan, because General Plan Policy E-3.3 encourages access to wireless 
internet connections, computers, and other forms of communication technology: the 
proposed facility modifications provide increased internet/cellular data as well as 
standard cellphone service capability. In addition, the proposed facility is a 
conditionally-permitted use in the RM-3 zone. 
 

3. That the design, location, size, and operating characteristics of the proposed activity 
would be compatible with the existing and future land uses in the vicinity, because 
the facility will be located on the roof of the building without interfering with the 
existing use. No future expansion of the building is proposed that the facility would 
conflict with. The screening for the antennas will match the architectural style of the 
building, in compliance with the LUC. 
 

4. That the site is physically suitable for the type, density, and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints, 
because the building on which the facility will be located is existing, no expansion or 
future use that the proposal would conflict with is anticipated, and the facility will 
meet all development standards and distance requirements.   
 

5. That granting the permit would not constitute a nuisance or be injurious or 
detrimental to the public interest, health, safety, convenience, or welfare, or 
materially injurious to persons, property, or improvements in the vicinity and zone in 
which the property is located, because the proposed facility will not be highly visible 
due to the height of the building compared to other development in the area, and 
because of screening walls around the antennas. 

 
6. That the proposed project has been reviewed in compliance with the California 

Environmental Quality Act and has been determined to be categorically exempt 
from environmental review pursuant to Class 3 Section 15303 (New Construction or 
Conversion of Small Structures), for which a Notice of Exemption will be filed 
subsequent to approval of this CUP.   
 

7. That the facility being located on the roof of a residential building will not impact the 
quality of life of building or area residents, because no residential or other use of the 
roof occurs or will occur in the future, antennas face away from the building and will 
not interact with the residential use on the property, and all other buildings are 
significantly lower than the subject building. 
 



 BE IT FURTHER RESOLVED that the application for Conditional Use Permit is 
approved subject to the following conditions: 
 

General 

1. This Conditional Use Permit authorizes the relocation of an existing wireless 
communications facility at 1320 Highland Avenue to the roof of Kimball Tower located 
at 1317 ‘D’ Avenue. Except as required by conditions of approval, all plans submitted 
for permits associated with the project shall conform with Exhibit A, Case File No. 2022-
02 CUP, dated 1/26/2022.  Any additional antennas or facilities must be in substantial 
conformance with the design for installation shown on these plans. 

2. Before this Conditional Use Permit shall become effective, the applicant and the 
property owner both shall sign and have notarized an Acceptance Form, provided by 
the Planning Division, acknowledging and accepting all conditions imposed upon the 
approval of this permit.  Failure to return the signed and notarized Acceptance Form 
within 30 days of its receipt shall automatically terminate the Conditional Use Permit.  
The applicant shall also submit evidence to the satisfaction of the Planning Division that 
a Notice of Restriction on Real Property is recorded with the County Recorder.  The 
applicant shall pay necessary recording fees to the County.  The Notice of Restriction 
shall provide information that conditions imposed by approval of the Conditional Use 
Permit are binding on all present or future interest holders or estate holders of the 
property.  The Notice of Restriction shall be approved as to form by the City Attorney 
and signed by the City Manager or assign prior to recordation.  

3. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

4. This permit shall become null and void if not exercised within one year after adoption of 
the resolution of approval unless extended according to procedures specified in Section 
18.12.040 of the Municipal Code. 

Building 

5. Plans submitted for demolition and construction improvements shall comply with the 
current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 
Codes.  

 

 

 



Fire 

6. Plans submitted for improvements must comply with the current editions of the 
California Fire Code (CFC), National Fire Protection Association (NFPA), and California 
Code of Regulations (CCR). 

7. The National City Fire Department shall be involved with all fire inspections for this 
site.  Rough inspections are required for all phases of work. 

Planning  

8. All appropriate and required local, state and/or federal permits must be obtained and/or 
modified prior to operation of the wireless communications facility. 

9. Antennas shall be screened from adjacent views through the use of screening walls no 
higher than the antennas plus one foot. Screening walls shall be textured and painted 
to match the architectural style and color of the existing building.  

10. The reverse side of the screening walls, all associated equipment, and the antennas 
themselves shall be painted a neutral color that blends with the roof color and/or the 
surface on which they are mounted. 

11. The permittee shall not object to co-locating additional facilities of other communication 
companies and sharing the project site, provided such shared use does not result in 
substantial technical or quality-of-service impairment for the permitted use.  In the event 
a dispute arises with regard to co-locating with other existing or potential users, the City 
may require a third party technical study at the expense of either or both the applicant 
and the complaining user.  This condition in no way obligates the City to approve any 
co-location proposal if it is determined by the City not to be desirable in a specific case.  

12. The applicant or operator shall be responsible for the removal and disposal of any 
antennas, equipment or facilities that are abandoned, decommissioned, or become 
obsolete within six (6) months of discontinuance. 

 
 BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council. 
 

BE IT FINALLY RESOLVED that this Resolution shall become effective and final 
on the day following the City Council meeting where the Planning Commission 
resolution is set for review, unless an appeal in writing is filed with the City Clerk prior to 
5:00 p.m. on the day of that City Council meeting.  The City Council may, at that 
meeting, appeal the decision of the Planning Commission and set the matter for public 
hearing. 
 
 



CERTIFICATION: 
 
This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of February 7, 2022, by the following vote: 
 
AYES: 
 
NAYS: 
 
ABSENT: 

________________________ 
ABSTAIN:        CHAIRPERSON 



Item no. 9 
February 7, 2022 

 
 

COMMUNITY DEVELOPMENT DEPARTMENT- PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
PLANNING COMMISSION STAFF REPORT 

 
Title:    RESOLUTION TAKING ACTION ON A REVIEW OF A 

PROPOSED STREET VACATION OF A PORTION OF 
KIMBALL WAY, NORTH OF EAST 14TH STREET AND 
NORTHWEST OF THE INTERSECTION WITH ‘F’ AVENUE 
FOR CONFORMANCE WITH THE GENERAL PLAN. 

 
Case File No.: 2021-23 SC 
  
Staff report by:  Martin Reeder, AICP – Principal Planner 
 
Applicant: Excel Engineering 
 
Zoning designation: Major Mixed-Use District and Very-High Density Multi-Unit 

Residential (MXD-2 and RM-3) 
 
Adjacent land use/zoning: 
 

North: Drainage channel and Walmart parking lot / MXD-2 
 
East: 99 Cents Only Store parking lot / MXD-2 
 
South: Single-family residential / RS-2 
 
West: Morgan and Kimball Towers across Kimball Way / RM-3 
 

Environmental review: Categorical Exemption. Class 32 Section 15332 (In-Fill 
Development Projects) 

 
Staff recommendation: Approve
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BACKGROUND 
 
Staff Recommendation 
Staff recommends that the Planning Commission find the proposed street vacation in 
conformance with the General Plan and make a recommendation to the City Council that 
the portion of street be vacated. Vacation of the street in this area will ensure the 
success of the Kimball Highlands project, which will provide 143 units affordable to low-
income families and individuals with incomes ranging from 30% to 70% of Area Median 
Income (AMI), as well as the San Ysidro Health PACE clinic. 
 
Executive Summary  
The applicant is proposing to vacate Kimball Way between ‘F’ Avenue and East 14th 
Street. The vacation is in association with the Kimball Highlands (Community 
HousingWorks) and San Ysidro Health PACE Clinic projects, which is currently under 
review. The existing wireless communications facility located on Kimball Way in the rear 
of the 99 Cents Only parking lot is proposed to be relocated as part of the overall 
project. The closure of Kimball Way in this location was contemplated as part of the 
2011 Land Use Update and was included in the traffic analysis for the General Plan at 
that time. 
 
Adopted in January 2006, the City’s Street Vacation Procedures require the City Council 
to initiate a request to vacate any public streets.  The Council initiated the street 
vacation request on August 18, 2020.  Pursuant to the Streets and Highways Code, 
Section 8313 and the Street Vacation Procedures, the Planning Commission must 
determine whether a proposed vacation conforms to the General Plan and forward the 
recommendation to the City Council. 
 
Kimball Highlands Project 
Kimball Highlands is a two-property infill multi-family apartment development, with one 
property located at 14th Street and Kimball Way at ‘F’ Avenue (Site 1, 61 units), and the 
second property located at 1221 ‘D’ Avenue (Site 2, 84 units). The two sites are located 
within walking distance of each other (approximately 525 feet). Site 1 is 0.95 acres in 
size and Site 2 is 1.73 acres in size. Site 1 will also include the PACE clinic and is the 
property associated with this street vacation request. A rendering of the site buildout is 
included as Attachment 5.  
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The development is in accordance with the fully executed Disposition and Development 
Agreement (DDA) between Community HousingWorks (CHW), the Community 
Development Commission-Housing Authority of the City of National City (CDC-HA), and 
San Ysidro Health. The DDA provides a loan from the CDC-HA to CHW to finance the 
acquisition, construction, and development of the project.  
 
Proposal 
The area of right-of-way to be vacated would be converted to a pedestrian corridor and 
would become private property, being added to the properties on either side of the area 
(per underlying fee title). As part of the overall development, a rededication of public 
right-of-way will create a cul-de-sac northwest of the vacation area. Emergency access 
would be maintained through the area, as required by the Fire Department. Existing 
utilities in the area would be relocated based on the requirements of the respective 
utility. The total area of right-of-way to be vacated (minus the area to be rededicated) is 
approximately 8,110 square feet (0.19 acres). 
 
Analysis 
As mentioned above, the closure of Kimball Way in this location was contemplated as 
part of the 2011 Land Use Update and was included in the traffic analysis for the 
General Plan at that time. The street segment proposed to be vacated is currently used 
for motorized and non-motorized transportation, and is designated as a local road in the 
Circulation Element of the General Plan.  
 
The portion of Kimball Way to be vacated is fully developed, although it is not identified 
as an arterial or collector street in the Circulation Element of the General Plan. There 
are also utilities that reside in the area to be vacated, including water and sewer mains. 
If vacated, access to all utilities would need to be maintained or abandoned/relocated as 
required. Reservations and responsibilities for dealing with these utilities will be in place 
before the order to vacate and will thus be guaranteed once the street right-of-way is 
vacated. 
 
While already analyzed with regard to traffic impact as part of the 2011 Land Use 
Update, the closure of Kimball Way in this location will result in an increased travel 
distance for vehicles traveling through the ‘D’ Avenue and East 12th Street intersection 
(the entrance to Kimball Way). In order to get to Highland Avenue from this location, 
vehicles would have to travel an additional 1,000 feet (just short of a quarter-mile), by 
heading north to Plaza Blvd., east to Highland Avenue, and then south to Kimball Way. 
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There is also an alternate route through the Walmart parking lot, which is similar in 
distance to the current scenario. However, this is private property and not an official 
public route.  
 
Comments were received from the Fire and Police Departments, who require continued 
access through the area after it is vacated. While design details of the emergency 
access are yet to be finalized, a system of strobe-activated collapsible bollards and 
Grasscrete paving are a likely candidate for inclusion in the design. Recommended 
Conditions of Approval that reflect these requirements are attached. The Police 
Department had additional concerns related to dispersion of vehicles after major Kimball 
Park events, such as the 4th of July Festival. Because the applicant also controls the 
Kimball/Morgan Tower property, they have committed to providing access through that 
property for those vehicles exiting the Kimball Park area after major events that wish to 
get to Highland Avenue more quickly than the post-closure route. 
 
General Plan Conformance 
The street segment proposed to be vacated is not considered a major road (arterial or 
collector in the Circulation Element of the General Plan. However, it is an effective west-
to-east route from ‘D’ Avenue to Highland Avenue, although there are alternatives as 
discussed above. 
 
Vacating the street in this location would facilitate a priority City project that would 
provide benefits (i.e. additional healthcare and affordable housing options) for the 
community that would exceed the benefit of a vehicular route that can be alternately 
provided without too much more effort. The vacation of this portion of Kimball Way and 
the resultant Kimball Highlands/San Ysidro Health project is consistent with several 
General Plan policies: 
 

 Policy LU-1.2: Concentrate commercial, mixed-use, and medium to high density 
residential development along transit corridors, at major intersections, and near 
activity centers that can be served efficiently by public transit and alternative 
transportation modes. 
 

 Policy LU-2.1: Provide for housing near jobs, transit routes, schools, shopping 
areas, and recreation to discourage long commutes; promote public transit, 
walking, and biking; and lessen traffic congestion. 
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 Policy LU-2.10: Encourage the development and expansion of institutions, such 
as schools and health 
 

 Policy LU-7.1: Establish incentives to promote the use and development of 
vacant infill parcels and the intensification of land uses on underutilized parcels to 
realize the greatest benefit to the community. 

 
 Policy LU-7.6: Support the strategic conversion of certain sections of streets into 

developable land only where the conversion positively contributes to the 
redevelopment and revitalization of the area, improves traffic safety, and does 
not impede emergency access. 

 
This is important because the City is almost completely built out, but additional 
population growth and development still needs to be accommodated. Vacant parcels, 
underutilized parcels, and existing vacant buildings are the most logical locations to 
direct future development. 
 
Summary 
Vacation of Kimball Way in this area will facilitate a priority City project that was 
envisioned by the last Land Use Update. The project will provide for 143 affordable 
housing units and a clinic catering to the elderly population. The General Plan 
Circulation Element does not identify the area as a major road (arterial or collector). The 
proposed street vacation does not conflict with the policies and goals of the General 
Plan. Pedestrian access will be maintained and special event circulation related to 
Kimball Park has been addressed. Furthermore, all emergency access will be 
maintained with relation to the businesses operating on the street, both north and south 
of the proposed vacated street. 
 
Options 
 
1. Determine that the street vacation as described on the attached plans is in 

compliance with the National City General Plan, because the portion of right-of-way 
to be vacated is not a major road (arterial or collector) that the conversion/closure 
was analyzed in the 2011 Land Use Update, and the closure will result in 
increased affordable housing opportunities in the City; or, 
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2. Determine that the street vacation as described on the attached plans is not in 

compliance with the National City General Plan, based on Findings to be 
determined by the Planning Commission.  

 
 
ATTACHMENTS 
 
1. Recommended Findings 
2. Recommended Conditions of Approval 
3. Street Vacation Exhibit (Exhibit A, Case File No. 2021-23 SC, dated 1/11/22) 
4. Site photos 
5. Project Rendering 
6. Notice of Exemption 
7. Resolution 
 
 
 
 
 
MARTIN REEDER, AICP ARMANDO VERGARA 
Principal Planner Director of Community Development 
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ATTACHMENT 1 

RECOMMENDED FINDINGS FOR APPROVAL 
2021-23 SC – Kimball Way, north of East 14th Street and  

northwest of the intersection with ‘F’ Avenue 
 
1. That the street vacation as described on the attached plans is in compliance with the 

National City General Plan, since vacation of this portion of Kimball Way would facilitate 
a priority City project that would provide benefits (i.e. additional healthcare and 
affordable housing options) for the community that would exceed the benefit of a 
vehicular route that can be alternately provided without too much more effort.   

 
2. That this portion of Kimball Way is not identified as a major road (arterial or collector 

in the Circulation Element of the General Plan, that pedestrian and emergency access 
will be maintained, and that through access can be provided by alternate means. 



ATTACHMENT 2 

RECOMMENDED CONDITIONS OF APPROVAL  

2021-23 SC – Kimball Way, north of East 14th Street and  
northwest of the intersection with ‘F’ Avenue 

 
General 

1. This Street Closure authorizes the vacation of Kimball Way, north of East 14th Street 
and northwest of the intersection with ‘F’ Avenue. Except as required by Conditions of 
Approval, all plans submitted for permits associated with the project shall conform to 
Exhibit A, Case File No. 2021-23 SC, dated 1/11/22. 

2. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

Utilities 

3. The applicant shall reserve easements for all remaining utilities not relocated that 
are located in the proposed vacation area prior to the order of vacation of the subject 
right-of-way. 

4. The City shall reserve easement and right-of-way for affected public utilities to erect, 
construct, change the size of, improve, reconstruct, relocate, repair, remove, 
maintain and use facilities consisting of underground electric facilities, 
communication facilities and all appurtenances for the transmission and distribution 
of electricity and for pipelines and appurtenances, together with the right of ingress 
thereto and egress therefrom over said easement and over other practical routes.  
No building or other structure, including fences, shall be permitted within the 
easement without said public utilities’ prior written consent. Said public utilities’ prior 
written consent shall be required before planting any trees or increasing/decreasing 
the ground elevation within the easement. The easement shall be in place prior to 
the vacation of the right-of-way. 

Fire 

5. Plans submitted for improvements must comply with the current editions of the 
California Fire Code (CFC), National Fire Protection Association (NFPA), and California 
Code of Regulations (CCR). 

6. Fire apparatus access roads shall comply with the requirements of Section 5 CFC 
2013) and shall extend to within 150 feet of all portions of the facility and all portions 
of the exterior walls of the first story of the building as measured by an approved 
route around the exterior of the building. Dead-end fire apparatus access roads in 



excess of 150 feet in length shall be provided with an approved area for turning 
around fire apparatus. This project will require strict adherence to Appendix "D" of 
the California Fire Code.  

7. The required width of emergency fire apparatus access roads shall not be 
obstructed in any manner, including parking of vehicles. All access roads shall be no 
less than 20 feet wide, no less than 14 feet high and shall have an all weathered 
road with the ability to support 75 thousand pounds or greater. Where a fire hydrant 
is located on a fire apparatus road, the minimum road width shall be 26 feet. A 28 
foot turning radius is required for fire department access through site. All fire 
department access roads shall be painted and signed to prevent parking in these 
required designated emergency areas. Modified roadway (Kimball Way) shall be re-
evaluated to meet these strict guidelines. 

8. Parking shall not impact requirements of tum-around provision or roadway at any 
time if required. No parking shall be allowed in cul-de-sac areas. 

9. Approved signs or other approved notices or markings (Red Curb) that include NO 
PARKING - FIRE LANE shall be provided for fire apparatus access roads to identify 
such roads or prohibit the obstruction thereof. The means by which fire lanes are 
designed shall be maintained in a clean and legible condition at all times and be 
replaced or repaired when necessary to provide adequate visibility. All projects shall 
be evaluated for this necessary application. 

10. The fire code official shall have the authority to require or permit modifications to the 
required access widths where they are inadequate for fire rescue operations or 
where necessary to meet the public safety objectives of the jurisdiction. 

11. The fire code official is authorized to require more than one fire apparatus access 
road based on the potential for impairment of a single road by vehicle congestion, 
condition of terrain, climatic conditions or other factors that could limit access (CFC 
2019 Edition - Section 503.1.2). 

12. Grade of fire apparatus road shall be within the limits established (15% Grade) by 
the fire code official based on fire department's apparatus. 

13. If a question arises concerning access from Kimball Way (cul-de-sac) onto E. 14th 
Street and onto Highland A venue, emergency collapsible bollards and grasscrete 
capable of supporting 75,000.00 lbs. of vehicle weight could be used. 

14. If entrance/exit gates are used, they shall be equipped with Knox Box and 
Emergency Strobes so as to provide emergency vehicle access and egress. A Knox 
Key Switch shall be required in conjunction with strobe for emergency access, and 
shall be placed at front of property. Please contact the National City Fire Department 
for exact field location. 



15. Fire hydrants currently installed, shall remain clearly accessible by fire apparatus to 
meet California Fire Code. If fire hydrants become inaccessible due to new design, 
additional fire hydrants could be required. 

16. Fire hydrants that may be located throughout the project as not to have a separation 
distance greater than 300 feet. Fire hydrants to be located within 300 feet of all 
locations which are roadway accessible. (Measurement starts from nearest public 
fire hydrant to project and shall be clearly accessible by fire apparatus. 

17. The following items pertain to fire hydrants: 

a. Size and location, including size and number of outlets and whether outlets are to 
be equipped with independent gate valves. 

b. Fire hydrant to be of three outlet design. 

18. Provide calculation confirming flow availability to meet fire flow demands and supply 
large diameter hose (4-inch). 

19. Fire hydrants to be marked by use of blue reflective marker in the roadway. 

20. Where there is conflict between a general requirement and a specific requirement, 
the specific requirement shall be applicable. Where, in a specific case, different 
sections of this code specify different materials, methods of construction or other 
requirements, the most restrictive shall govern. 

Police 

21. Prior to closure of the this portion of Kimball Way and development of the PACE 
clinic, the applicant shall prepare a special event traffic plan, to the satisfaction of the 
Police Department, which will provide an alternate route to Highland Avenue after 
major events (e.g. 4th of July Carnival) in Kimball Park, by providing access through 
the Kimball/Morgan Towers property. 



ATTACHMENT 3 

2021-23 SC – Kimball Way, north of intersection with ‘F’ Avenue and north of East 14th Street 





Kimball Way Street Vacation 
Aerial View - Looking Northerly 

Legend 

100 ft

N

➤➤

N

Data SIO, NOAA, U.S. Navy, NGA, GEBCO



Image capture: Dec 2020 © 2021 Google

423 Kimball Way

Street Vacation Location Photo - Looking Northwesterly from Intersection of Kimball Way/E. 14th Street/F Avenue
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Image capture: Dec 2020 © 2021 Google

445 Kimball Way

Street Vacation Location Photo - Looking Southeasterly from Kimball Towers Driveway at Kimball Way
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2021-23 SC – Kimball Highlands / San Ysidro Health (PACE) Clinic 

 Approximate location of cul-de-sac
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COMMUNITY DEVELOPMENT DEPARTMENT - PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
        NOTICE OF EXEMPTION 

 
TO: Assessor/Recorder/County Clerk 
 Attn.: Fish and Wildlife Notices 
 1600 Pacific Highway, Suite 260 
 San Diego, CA  92101 

MS: A-33 
 
Project Title:  2021-23 SC 
 
Project Location: Kimball Way, north of East 14th Street and northwest of the 

intersection with ‘F’ Avenue. 
 
Lead Agency: City of National City 
 
Contact Person:   Martin Reeder Telephone Number: (619) 336-4313 
 
Description of Nature, Purpose and Beneficiaries of Project: 
Vacation of a portion of Kimball Way, north of East 14th Street and northwest of the 
intersection with ‘F’ Avenue. 
 
Applicant:  Telephone Number:   
Excel Engineering (760) 745-8118 
c/o: Kelilah Karten 
440 State Place 
Escondido, CA 92029 
 
Exempt Status: 
Categorical Exemption. Class 32 Section 15332 (In-Fill Development Projects) 
 
Reasons why project is exempt: 
There is no possibility that the proposed vacation will have a significant impact on the 
environment since the area to be vacated serves only properties that are part of the 
proposed project, is not identified as a major road (arterial or collector) in the Circulation 
Element of the General Plan, and is not identified for any future street or alley extension in 
or near the subject area.  
 
Date:    

________________________________ 
MARTIN REEDER, AICP - Principal Planner 



RESOLUTION NO. 2022-04 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF NATIONAL CITY, CALIFORNIA, 

FINDING THE VACATION OF A PORTION OF KIMBALL WAY,  
NORTH OF EAST 14TH STREET AND NORTHWEST OF  

THE INTERSECTION WITH ‘F’ AVENUE  
IN CONFORMANCE WITH THE GENERAL PLAN. 

APPLICANT:  EXCEL ENGINEERING 
CASE FILE NO. 2021-23 SC 

WHEREAS, the Planning Commission of the City of National City considered the 
vacation of a portion of Kimball Way, north of East 14th Street and northwest of the 
intersection with ‘F’ Avenue for conformance with the General Plan at a hearing held on 
February 7, 2022, at which time oral and documentary evidence was presented; and, 

WHEREAS, at said hearing the Planning Commission considered the staff report 
contained in Case File No. 2021-23 SC maintained by the City and incorporated herein 
by reference along with evidence and testimony at said hearing; and, 

WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law; and,  

WHEREAS, the action recited herein is found to be essential for the preservation 
of public health, safety, and general welfare. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at the public hearing held on February 7, 2022, support the following 
findings: 

1. That the street vacation as described on the attached plans is in compliance with the
National City General Plan, since vacation of this portion of Kimball Way would
facilitate a priority City project that would provide benefits (i.e. additional healthcare
and affordable housing options) for the community that would exceed the benefit of a
vehicular route that can be alternately provided without too much more effort.

2. That this portion of Kimball Way is not identified as a major road (arterial or collector
in the Circulation Element of the General Plan, that pedestrian and emergency
access will be maintained, and that through access can be provided by alternate
means.

BE IT FURTHER RESOLVED that the application for Street Vacation, if approved, 
is subject to the following conditions: 
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General 

1. This Street Closure authorizes the vacation of Kimball Way, north of East 14th Street 
and northwest of the intersection with ‘F’ Avenue. Except as required by Conditions of 
Approval, all plans submitted for permits associated with the project shall conform to 
Exhibit A, Case File No. 2021-23 SC, dated 1/11/22. 

2. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the County Clerk and submitted to the National City Planning 
Department. 

Utilities 

3. The applicant shall reserve easements for all remaining utilities not relocated that 
are located in the proposed vacation area prior to the order of vacation of the subject 
right-of-way. 

4. The City shall reserve easement and right-of-way for affected public utilities to erect, 
construct, change the size of, improve, reconstruct, relocate, repair, remove, 
maintain and use facilities consisting of underground electric facilities, 
communication facilities and all appurtenances for the transmission and distribution 
of electricity and for pipelines and appurtenances, together with the right of ingress 
thereto and egress therefrom over said easement and over other practical routes.  
No building or other structure, including fences, shall be permitted within the 
easement without said public utilities’ prior written consent. Said public utilities’ prior 
written consent shall be required before planting any trees or increasing/decreasing 
the ground elevation within the easement. The easement shall be in place prior to 
the vacation of the right-of-way. 

Fire 

5. Plans submitted for improvements must comply with the current editions of the 
California Fire Code (CFC), National Fire Protection Association (NFPA), and California 
Code of Regulations (CCR). 

6. Fire apparatus access roads shall comply with the requirements of Section 5 CFC 
2013) and shall extend to within 150 feet of all portions of the facility and all portions 
of the exterior walls of the first story of the building as measured by an approved 
route around the exterior of the building. Dead-end fire apparatus access roads in 
excess of 150 feet in length shall be provided with an approved area for turning 
around fire apparatus. This project will require strict adherence to Appendix "D" of 
the California Fire Code.  

7. The required width of emergency fire apparatus access roads shall not be 
obstructed in any manner, including parking of vehicles. All access roads shall be no 
less than 20 feet wide, no less than 14 feet high and shall have an all weathered 



road with the ability to support 75 thousand pounds or greater. Where a fire hydrant 
is located on a fire apparatus road, the minimum road width shall be 26 feet. A 28 
foot turning radius is required for fire department access through site. All fire 
department access roads shall be painted and signed to prevent parking in these 
required designated emergency areas. Modified roadway (Kimball Way) shall be re-
evaluated to meet these strict guidelines. 

8. Parking shall not impact requirements of tum-around provision or roadway at any 
time if required. No parking shall be allowed in cul-de-sac areas. 

9. Approved signs or other approved notices or markings (Red Curb) that include NO 
PARKING - FIRE LANE shall be provided for fire apparatus access roads to identify 
such roads or prohibit the obstruction thereof. The means by which fire lanes are 
designed shall be maintained in a clean and legible condition at all times and be 
replaced or repaired when necessary to provide adequate visibility. All projects shall 
be evaluated for this necessary application. 

10. The fire code official shall have the authority to require or permit modifications to the 
required access widths where they are inadequate for fire rescue operations or 
where necessary to meet the public safety objectives of the jurisdiction. 

11. The fire code official is authorized to require more than one fire apparatus access 
road based on the potential for impairment of a single road by vehicle congestion, 
condition of terrain, climatic conditions or other factors that could limit access (CFC 
2019 Edition - Section 503.1.2). 

12. Grade of fire apparatus road shall be within the limits established (15% Grade) by 
the fire code official based on fire department's apparatus. 

13. If a question arises concerning access from Kimball Way (cul-de-sac) onto E. 14th 
Street and onto Highland Avenue, emergency collapsible bollards and grasscrete 
capable of supporting 75,000.00 lbs. of vehicle weight could be used. 

14. If entrance/exit gates are used, they shall be equipped with Knox Box and 
Emergency Strobes so as to provide emergency vehicle access and egress. A Knox 
Key Switch shall be required in conjunction with strobe for emergency access, and 
shall be placed at front of property. Please contact the National City Fire Department 
for exact field location. 

15. Fire hydrants currently installed, shall remain clearly accessible by fire apparatus to 
meet California Fire Code. If fire hydrants become inaccessible due to new design, 
additional fire hydrants could be required. 

16. Fire hydrants that may be located throughout the project as not to have a separation 
distance greater than 300 feet. Fire hydrants to be located within 300 feet of all 
locations which are roadway accessible. (Measurement starts from nearest public 
fire hydrant to project and shall be clearly accessible by fire apparatus. 

17. The following items pertain to fire hydrants: 



a. Size and location, including size and number of outlets and whether outlets are to 
be equipped with independent gate valves. 

b. Fire hydrant to be of three outlet design. 

18. Provide calculation confirming flow availability to meet fire flow demands and supply 
large diameter hose (4-inch). 

19. Fire hydrants to be marked by use of blue reflective marker in the roadway. 

20. Where there is conflict between a general requirement and a specific requirement, 
the specific requirement shall be applicable. Where, in a specific case, different 
sections of this code specify different materials, methods of construction or other 
requirements, the most restrictive shall govern. 

Police 

21. Prior to closure of the this portion of Kimball Way and development of the PACE 
clinic, the applicant shall prepare a special event traffic plan, to the satisfaction of the 
Police Department, which will provide an alternate route to Highland Avenue after 
major events (e.g. 4th of July Carnival) in Kimball Park, by providing access through 
the Kimball/Morgan Towers property. 

 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the Planning Commission finds the proposed Street 
Vacation in conformance with the National City General Plan. 

 BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council. 
 
CERTIFICATION: 
 
This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of February 7, 2022 by the following vote: 
 
AYES:  
 
NAYS: 
  
ABSENT:  
 
ABSTAIN:   
 
       ________________________ 
        CHAIRPERSON 
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February 7, 2022 

 

 

CITY OF NATIONAL CITY - PLANNING DIVISION 

1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 

PLANNING COMMISSION STAFF REPORT 

 

Title: REDUCTION IN OFF-STREET COMMERCIAL PARKING 

SPACES FOR AN EXISTING INDUSTRIAL BUILDING 

LOCATED AT 2940 HOOVER AVENUE 

 

Case File No.: 2021-28 SPR 

 

Location: Northwest corner of Hoover Avenue and West 30th Street 

 

Assessor’s Parcel No.: 559-200-43 

 

Staff report by:  Martin Reeder, AICP –Principal Planner 

 

Applicant: Ricardo Diaz 

 

Zoning designation: IL – Light Industrial   

 

Adjacent land use/zoning:  

 

North: Southport Business Park / IL 

 

East: Industrial use across Hoover Avenue / IL 

 

South: Industrial use across West 30th Street / IL 

 

West: Industrial use / IL 

 

Environmental review: Comprehensive Land Use Update Environmental Impact 

Report, May 2011, SCH #2010051009 

 

Staff recommendation: Approve reduction in off-street parking spaces 
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BACKGROUND 

 

Staff Recommendation 

Staff recommends approval of the reduction in required off-site commercial parking spaces 

in conjunction with the industrial use. There is ample street frontage in this location to 

accommodate the offsite spaces. 

 

Executive Summary  

The applicant has applied for a Site Plan Review to reduce the required amount of on-

site guest parking by four spaces. The industrial use in question requires 14 parking 

spaces. 

 

Site Characteristics 

The project site is a 15,300 square-foot industrial building on a 23,522 square-foot sire 

located in the Light Industrial (IL) zone. The property was originally developed in 1969. 

The area is completely industrial in nature, with all neighboring uses being industrial 

buildings and warehouses. The building was most recently owned and occupied by an 

aircraft interior outfitting company with 40 to 50 employees. The applicant has recently 

purchased the building in order to operate a restaurant food distribution business.  

 

There is loading area at the north end of the property where the applicant is in the 

process of installing an expanded loading dock. Parking on site has morphed over the 

years. The original site plan for the building showed seven parallel parking spaces along 

the east side of the building along Hoover Avenue, plus several parking spaces in the 

loading area along the northern side of the building. However, the spaces along Hoover 

Avenue changed to 13 “head-in” spaces. However, this was never permitted due to the 

vehicles encroaching onto the sidewalk. In addition, the parking spaces in the loading 

area were rendered obsolete by the installation of new roll-up doors. There are four 

angled parking spaces adjacent to the south of the property along West 30th Street. 

 

Proposal 

The applicant is looking to expand the loading dock and provide handicapped-

accessible parking and path of travel as part of a tenant improvement permit since 

purchasing the building. As part of their review, staff requested that the “head-in” 

parking be replaced with the originally-approved parallel parking. Combined with the 

removal of the spaces in the loading area displaced by the new loading dock, the 
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proposed parking was not enough to meet code requirements. The Land Use Code 

(LUC) requires one parking space per 1,000 square feet of building area, which in this 

case would be 14 parking spaces. Nine onsite parking spaces are shown on project 

plans (Attachment 5), with four angled spaces shown (existing) on West 30th Street, as 

mentioned above. This is a shortage of one space, which was caused by the installation 

of a handicapped-accessible space, which has a van-accessible space next to the 

parking space. The van-accessible area and pedestrian path of travel removed the area 

for another parking space. This frequently occurs due to tenant improvement-related 

ADA (Americans with Disabilities Act) upgrades. Staff does not require replacement of 

spaces lost to such upgrades, as the ADA is a federal statute that typically supersedes 

local regulations. Therefore, 13 parking spaces need to be accounted for. 

 

Analysis  

As mentioned above, the applicant is showing nine parking spaces on site, seven along 

the Hoover Avenue side of the building and two in the loading area (one standard space 

and one handicapped-accessible space). The remaining four required spaces would be 

on-street spaces. Four angled parking spaces are located on the south end of the 

building on West 30th Street. 

 

While the reorganization of the property has resulted in a loss of parking (from 13+ 

spaces to nine), the new use (restaurant food distribution) will only have eight 

employees, as opposed to the 40 to 50 with the previous use. Thus, the overall impact 

from employee parking would be greatly reduced.  

 
Land Use Code authorization of the parking reduction 
The Land Use Code allows for reductions in required parking for six separate scenarios: 

 

1. Transportation Demand Management Program – not applicable. 

2. Proximity to Transit (transit center within a ¼ mile) – not applicable. 

3. Shared parking – not applicable. 

4. Adjacent on-street parking – on a one-for-one basis. 

5. Car sharing – not applicable. 

6. Motorcycle parking Spaces – not applicable. 

 

With the exception of motorcycle parking spaces, all the stated scenarios require 

approval of the Planning Commission. The project qualifies for one of the six reductions 
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(adjacent on-street parking), due to the space available for on-street angled parking 

adjacent to the project. 

 

Authority of the Planning Commission to approve the parking reduction 
The Planning Commission, appealable to the City Council, may approve a reduction in 

off-street parking spaces otherwise required by the strict application of this section, 

subject to conditions it deems appropriate, when the applicant has demonstrated to the 

City's satisfaction that the spaces proposed to be eliminated for the subject 

development are unnecessary and that the reduction will not adversely affect the site or 

the adjacent area. A reduction in parking spaces will only be allowed for adjacent on-

street parking when said spaces are located along the public street frontage shared with 

the building's façade. For example, if a building fronting a public street measures 100 

linear feet and four parking spaces are located adjacent to the 100 linear feet of 

frontage, the parking reduction may be four spaces. Fractions of spaces will not be 

permitted to count towards the reduction allowance. The applicant is showing four 

additional spaces adjacent to the property. Therefore, the project would qualify for a 

reduction of four on-site parking spaces. 

 

General Plan Conformance 
There are two General Plan policies and one goal that would apply to this type of 

development (restaurant food distribution): 

 

Policy HEJ-4.9: Assess and plan for local food processing, wholesaling, and 

distribution facilities to connect local agriculture to markets such as retailers, 

restaurants, schools, hospitals, and other institutions and encourage these 

markets to carry and serve locally grown or harvested foods.  

 

Policy C-6.1: Work with the responsible and affected agencies to enhance 
infrastructure to facilitate timely movement of goods and security of trade, 
including facilities used for efficient intermodal transfer between truck, rail, and 
marine transport. 
 
Goal C-6: A safe and efficient system for the movement of goods that supports 
commerce while enhancing the livability of the community. 

 
The parking reduction would allow for the business to load and unload their products on 
site, which will improve the efficiency of food distribution to area restaurants. 
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California Environmental Quality Act 
The potential impacts associated with this type of development, including those related 

to parking reductions, were analyzed in the Environmental Impact Report for the 

Comprehensive Land Use Update in May 2011. The finding is based on qualitative 

information provided in Appendix F of the General Plan (Circulation Element), which took 

into account available street parking and the likelihood of the reduction in vehicle use due 

to high density development (among other types of development). The street in this 

location did not exceed parking capacity during peak times, as noted in Appendix F. 

 

Department Comments 

Comments were received from the Engineering and Fire departments. The comments 

have been included as Conditions of Approval. The Engineering Department provided 

comments related to site plan requirements and required right-of-way improvements in 

compliance with the Americans with Disabilities Act. The Fire Department is requiring 

compliance with codes related to fire protection. 

 

Summary 

With all factors taken into account, staff is satisfied that the spaces proposed to be 

eliminated for the subject business are unnecessary and that the reduction will not 

adversely affect the site or the adjacent area. In addition, four extra angled parking 

spaces are being provided, on top of those already available. A building of this size 

requires 13 parking spaces. The proposal provides 13 parking spaces, including the 

four angled spaces on West 30th Street. Therefore, the four-space on-site parking deficit 

can be accommodated on the adjacent right-of-way.  

 

 

OPTIONS 

 

1. Approve reduction of off-street parking spaces subject to the conditions listed 

within, based on the attached findings, or findings to be determined by the Planning 

Commission; or 

 

2. Deny reduction in off-street parking spaces, based on attached findings or findings 

to be determined by the Planning Commission; or, 
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3. Continue the item for additional information. 
 

 

 

 

 

 

 

ATTACHMENTS 

 

1. Recommended Findings 

2. Recommended Conditions of Approval 

3. Overhead 

4. Site photos 

5. Applicant's Plans (Exhibit A, Case File No. 2021-28 SPR, dated 12/1/2021) 

6. Resolution 

 

 

 

 

 

 

MARTIN REEDER, AICP ARMANDO VERGARA 

Principal Planner Director of Community Development  

 

thussain
Stamp



ATTACHMENT 1 

RECOMMENDED FINDINGS FOR APPROVAL  

OF THE PARKING REDUCTION REQUEST 

2021-28 SPR – 2940 Hoover Avenue 

 

1. That the on-site spaces proposed to be eliminated for the subject development are 

unnecessary, because the spaces are provided adjacent to the property on an 

adjacent street. 

 

2. That the reduction will not adversely affect the site or the adjacent area, because 

there is adequate on-street parking area available adjacent to the property and 

because there is no established parking district in this area. 



ATTACHMENT 2 

RECOMMENDED CONDITIONS OF APPROVAL 

2021-28 SPR – 2940 Hoover Avenue 

 

General 

1. This Parking Reduction Request allows for the reduction of on-site parking by four 

parking spaces in relation to an existing 15,300 square-foot industrial building located at 

2940 Hoover Avenue. Except as required by Conditions of Approval, all plans submitted 

for permits associated with the project shall conform to Exhibit A, Case File No. 2021-28 

SPR, dated 12/1/2021. 

2. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 

California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 

necessary environmental filing fees for the San Diego County Clerk. Checks shall be 

made payable to the County Clerk and submitted to the National City Planning 

Department. 

3. Plans submitted for demolition and construction improvements shall comply with the 

current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 

Codes.  

Engineering 

4. Site plan shall show locations of sewer, water, and gas service laterals from the main in 

the street to the property line(s). 

5. The site plan shall show all utility mains in the street. Mains shall be identified and 

dimensioned from the curb line to the main. Street(s) shall be dimensioned, provide total 

street width, half street width, centerline street to curb face, curb face to property line, 

curb face to back of sidewalk and back of sidewalk to property line if applicable. 

6. Show existing power poles and guy lines. 

7. Show driveway wings and dimension between them. 

8. Show existing "STOP" sign. 

9. Show existing utility boxes and identify them. 

10. Show existing curb return on the southerly end of the north driveway. 

11. Remove the existing 145' +/- driveway apron along Hoover Avenue and replace it with 

full height SDRSD G-4A Type A Rolled Curb & Gutter and SDRSD G-7 Sidewalk. A 

transition area of five feet (5’) minimum to ten feet (10’) maximum to transition into the 

existing curb and gutter on either end per SDRSD G-04B shall be installed. 

12. A new pedestrian ramp per SDRSD G-29 shall be installed at the curb return on the 

southerly side of the north driveway along Hoover Avenue. The curb return at this 



location shall be painted red and the red curb shall extend eight feet (8') southerly from

PRC along Hoover Avenue.

13. All new curb and gutter installation shall include the removal of the asphalt out from the

gutter edge a distance of twelve inches (12”).  Said asphalt shall be replaced after the

curb and gutter have cured, PG-64-10 hot mix asphalt and shall rise above the gutter

edge a minimum of 3/8” in accordance with National City Modified SDRSD G-2.

Fire

14. Plans are to be designed, fabricated and installed to code.

15. Project to be in compliance with the current editions of NFPA, CFC, Title 19 and local

City of National City Municipal Codes.

16. If the demo building has a fire sprinklers system, an authorized fire sprinkler company

will be required to dismantle sprinkler. A fire inspection permit will be required for existing

building prior to final.

17. The fire code official is hereby authorized to enforce the provisions of this code and shall

have the authority to render interpretations of this code, and to adopt policies,

procedures, rules and regulations in order to clarify the application of its provisions.



ATTACHMENT 3 

2021-28 SPR – 2940 Hoover Avenue – Overhead 
 

 



ATTACHMENT 4 

202128 SPR –2940 Hoover Avenue – Site Photos 
 

 
 

Hoover Avenue and West 30th Street intersection looking northwest 
 

 
 

Hoover Avenue looking west towards loading area 



West 30th Street looking north towards angled street parking
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ATTACHMENT 6

RESOLUTION NO. 2022-05

A RESOLUTION OF THE PLANNING COMMISSION

OF THE CITY OF NATIONAL CITY, CALIFORNIA,

APPROVING A REDUCTION IN OFF-STREET COMMERCIAL

PARKING SPACES FOR AN EXISTING INDUSTRIAL BUILDING

LOCATED AT 2940 HOOVER AVENUE.

CASE FILE NO. 2021-28 SPR

APN: 559-200-43

WHEREAS, the Planning Commission of the City of National City considered a

request for a reduction in off-street commercial parking spaces for an existing industrial

building located at 2940 Hoover Avenue at a duly advertised public hearing held on

February 7, 2022, at which time oral and documentary evidence was presented; and,

WHEREAS, at said public hearings the Planning Commission considered the

staff report contained in Case File No. 2021-28 SPR maintained by the City and

incorporated herein by reference along with evidence and testimony at said hearing;

and,

WHEREAS, this action is taken pursuant to all applicable procedures required by

State law and City law; and,

WHEREAS, the action recited herein is found to be essential for the preservation

of public health, safety, and general welfare.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City

of National City, California, that the testimony and evidence presented to the Planning

Commission at the public hearing held on February 7, 2022, support the following

findings:

1. That the on-site spaces proposed to be eliminated for the subject development

are unnecessary, because the spaces are provided adjacent to the property on

an adjacent street.

2. That the reduction will not adversely affect the site or the adjacent area, because

there is adequate on-street parking area available adjacent to the property and

because there is no established parking district in this area.



 BE IT FURTHER RESOLVED that the application for Site Plan Review is 

approved subject to the following conditions: 

 

General 

1. This Parking Reduction Request allows for the reduction of on-site parking by four 

parking spaces in relation to an existing 15,300 square-foot industrial building located 

at 2940 Hoover Avenue. Except as required by Conditions of Approval, all plans 

submitted for permits associated with the project shall conform to Exhibit A, Case File 

No. 2021-28 SPR, dated 12/1/2021. 

2. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 

California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 

necessary environmental filing fees for the San Diego County Clerk. Checks shall be 

made payable to the County Clerk and submitted to the National City Planning 

Department. 

3. Plans submitted for demolition and construction improvements shall comply with the 

current editions of the California Building, Electrical, Plumbing, Mechanical, and Fire 

Codes.  

Engineering 

4. Site plan shall show locations of sewer, water, and gas service laterals from the main 

in the street to the property line(s). 

5. The site plan shall show all utility mains in the street. Mains shall be identified and 

dimensioned from the curb line to the main. Street(s) shall be dimensioned, provide 

total street width, half street width, centerline street to curb face, curb face to property 

line, curb face to back of sidewalk and back of sidewalk to property line if applicable. 

6. Show existing power poles and guy lines. 

7. Show driveway wings and dimension between them. 

8. Show existing "STOP" sign. 

9. Show existing utility boxes and identify them. 

10. Show existing curb return on the southerly end of the north driveway. 

11. Remove the existing 145' +/- driveway apron along Hoover Avenue and replace it with 

full height SDRSD G-4A Type A Rolled Curb & Gutter and SDRSD G-7 Sidewalk. A 

transition area of five feet (5’) minimum to ten feet (10’) maximum to transition into the 

existing curb and gutter on either end per SDRSD G-04B shall be installed. 

12. A new pedestrian ramp per SDRSD G-29 shall be installed at the curb return on the 

southerly side of the north driveway along Hoover Avenue. The curb return at this 

location shall be painted red and the red curb shall extend eight feet (8') southerly 

from PRC along Hoover Avenue. 



13. All new curb and gutter installation shall include the removal of the asphalt out from 

the gutter edge a distance of twelve inches (12”).  Said asphalt shall be replaced after 

the curb and gutter have cured, PG-64-10 hot mix asphalt and shall rise above the 

gutter edge a minimum of 3/8” in accordance with National City Modified SDRSD G-2. 

Fire 

14. Plans are to be designed, fabricated and installed to code. 

15. Project to be in compliance with the current editions of NFPA, CFC, Title 19 and local 

City of National City Municipal Codes. 

16. If the demo building has a fire sprinklers system, an authorized fire sprinkler company 

will be required to dismantle sprinkler. A fire inspection permit will be required for 

existing building prior to final. 

17. The fire code official is hereby authorized to enforce the provisions of this code and 

shall have the authority to render interpretations of this code, and to adopt policies, 

procedures, rules and regulations in order to clarify the application of its provisions. 

 

CERTIFICATION: 

 

This certifies that the Resolution was adopted by the Planning Commission at their meeting of 

February 7, 2022, by the following vote: 

 

AYES:     

 

NAYS: 

 

ABSENT: 

 

ABSTAIN: 

 

         ________________________ 

          CHAIRPERSON 



Item no. 11
February 7, 2022 

CITY OF NATIONAL CITY - PLANNING DEPARTMENT 

1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

PLANNING COMMISSION STAFF REPORT 

Title: DISCUSSION – NEWLY AMENDED CITY COUNCIL POLICY #107 – 
APPOINTMENT TO BOARDS, COMMISSION, AND COMMITTEES 

SUMMARY 

At the City Council meeting of November 16, 2021 the City Council amended City Council 
Policy #107 – Appointments to Boards, Commission and Committees.  

Staff is bringing this item forward to make Commissioners aware of the revision, 
specifically to Section 14 entitled Resignations, Attendance, Training and Removals. This 
is a new section and contains new requirements.  

Attachment 
City Council Policy #107

ARMANDO VERGARA 
Director of Community Development 



CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

AMENDED: November 16, 2021 ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

PURPOSE 

To establish a procedure to serve as a guide in making appointments to various City Boards, 
Commissions, and Committees. The City currently has the following Boards, Commissions, and 
Committees to which this Policy applies:  

Mayor’s Appointments: 
1. Board of Library Trustees
2. Community and Police Relations Commission
3. Park, Recreation, and Senior Citizens Advisory Committee
4. Public Art Committee
5. Sweetwater Authority
6. Traffic Safety Committee
7. Veterans and Military Families Advisory Committee

City Council Appointments: 
1. Civil Service Commission
2. Planning Commission
3. Housing Advisory Committee including Ex-Officio Members
4. Port Commission

POLICY 

Appointment Process 
A. Opportunity to apply. All interested individuals shall be given an opportunity to submit

applications for vacancies on City Boards, Commissions, and Committees.  Incumbent
Appointees are not automatically re-appointed but are required to fill out an abbreviated
application provided by the City Clerk, indicating their interest in continuing to serve.

B. Unexpired terms. If an incumbent Appointee was appointed to fill an unexpired term
and the Appointee serves for less than one year in that position, the Council may re-
appoint the incumbent without considering other applicants.

C. Vacancies. When vacancies occur, the following procedure shall be followed:

1. Schedule vacancy. When a term is expiring or expires, public notice of the vacancy
shall be made, inviting interested individuals to submit applications for the vacancy
on a form provided by the City Clerk on the City website.

Unscheduled vacancy. An unscheduled vacancy shall be filled according to

1



CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 

 

  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

Government Code Section 54974, which generally provides as follows: Whenever 
an unscheduled vacancy occurs, whether due to resignation, death, termination, or 
other causes, a special vacancy notice shall be posted in the Office of the City Clerk, 
the City website, outside City Hall on the Bulletin Board, and on City social media 
platforms not earlier than twenty (20) days before or not later than twenty (20) days 
after the vacancy occurs.  The City Council shall not make a final appointment for 
at least ten (10) working days after posting the notice in designated locations.  The 
notice’s posting and application period shall be thirty (30) calendar days.  However, 
if it finds that an emergency exists, the City Council may, fill the unscheduled 
vacancy immediately. According to this section, a person appointed to fill the 
vacancy shall serve only on an interim basis until the final appointment.  

 
The end of term for the members of Boards, Commissions, and Committees 
generally occurs in an annual rotation during the months of March and September.  
Appointments will be considered at those times unless a vacancy resulting from a 
resignation results in the lack of a Quorum on the Board, Commission, or 
Committee, in which case the appointment could occur at the time of the 
unscheduled vacancy in accordance with the procedure set out above. 

 
3. Government Code Section 40605, and National City Municipal Code Title 16, grants 

the Mayor, with the City Council’s approvals, the authority to make all appointments 
unless otherwise explicitly provided by statute.  The exceptions are: 

    
   1. Civil Service Commission 
  2. Planning Commission 

3. Housing Advisory Committee including Ex-Officio Members 
  4. Planning Commission 
 
 The City Council fills vacancies on these bodies. 
 

D. Implementation. Implementation of Council policy for appointment to Boards, 
Commissions, and Committees requires the following: 

 
1. Per Government Code Section 54972, on or before December 31 of each year, 

the City Council shall prepare a list of appointments of all regular and ongoing 
Boards, Commissions, and Committees appointed by the City Council.  The 
City Clerk will prepare the list of all regular and ongoing Boards, Commissions, 
and Committees appointed by the Mayor or the City Council.  The list shall 
contain a list of all terms that will expire during the next calendar year, the 
incumbent appointee’s name, the appointment date, the term’s expiration date, 
and the position’s necessary qualifications. It shall also include a list of all 
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Boards, Commissions, and Committees whose members serve at the City 
Council’s pleasure and the qualifications required for each position.  This Local 
Appointments List shall be made available to the public on the City website. 

 
2. Notice.  A public notice for vacancies must be placed in the newspaper of 

general circulation within the City, on the City’s website, City Hall Bulletin 
Boards, and City social media platforms. 

 
3. Expiration of term. All appointees will receive a letter as their terms expire 

asking if they would like to re-apply for the position. 
 
4. Applications.  Applications shall be available on the City website and in the City 

Clerk’s Office.  Submissions must be received before the advertised deadline for 
consideration for the appointment.  All applications will be retained in the City 
Clerk’s Office for one year from the date the application was submitted.  During the 
one-year retention period of the application, an applicant shall be considered for 
other vacancies on Boards, Commissions, and Committees.  The City Clerk’s Office 
will notify the applicant being considered for an appointment to confirm that they 
are still interested in volunteering. 

 
5. A member may only serve on one (1) Board, Commission, or Committee at a time.  

If an applicant applies for another position on a different Board, Commission, or 
Committee, that applicant will forfeit the prior seat and a vacancy will occur per 
policy. 

 
6. Interviews: 
 

a. Mayor Appointments:  Interviews for Mayoral appointments will be 
conducted by the Mayor outside of the public meeting and scheduled by 
the Mayor’s Office. 

 
b. City Council Appointments:  Interviews for the four (4) Civil Service 

Commission, Planning Commission, Housing Advisory Committee, and 
Port Commission who serve at the City Council’s pleasure and are 
appointed by the City Council as a body will be interviewed in the public 
forum at a City Council Meeting as described below. 

 
7. Mayoral Appointments: 

 
 The Mayor will make the motion to appoint (naming the appointee) and 

Councilmembers may second the motion.  The City Clerk will then take a roll call 
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vote of the City Council.  A majority vote of the City Council will be required for the 
appointment.  If the majority of the City Council choose to deny the proposed 
appointment, the Mayor shall either propose an alternative candidate from the 
current application pool or choose to reopen the application period and return to the 
City Council at a future City Council Meeting with a different applicant for 
consideration.  If a Mayoral Appointment is not approved by the majority of the City 
Council by confirmation, that applicant is removed from the pool for that seat.  The 
Mayor will return to a future meeting with a substitute Mayoral appointment. 

 
8. For City Council Appointments, the Interview Process is as follows: 
 

a. The City Clerk will provide an overview of the Board, Commission, or 
Committee(s) with current vacancy (ies). The Mayor will introduce the 
applicant and two (2) questions will be asked of each applicant on behalf 
of the City Council. 

 

b.  Each applicant is given two (2) minutes to make a brief introduction of 
themselves and their qualifications to the City Council.  

 

c.  Mayor and City Councilmembers will ask questions of each applicant.  All 
applicants must be asked the same questions. 

 

d. Total time per applicant is five (5) timed minutes with time allowed for 
clarification at the discretion of the City Council, not to exceed ten (10) 
minutes total per applicant. 

 

e. All appointments and interviews before the City Council will be scheduled 
as needed to fill unexpected vacancies, with every effort to be made 
before an individual's term expires. Interviews may take place at one 
meeting, with appointments made at a subsequent meeting. 

 
9. Vacancies for City Council Appointed Positions. If the vacancy is for a City 

Council appointed position, and there is more than one (1) applicant for a given 
position, the voting process will proceed as follows: Once the interviews are 
complete, each Councilmember votes for their choice via a written ballot 
provided by the City Clerk.  Each Councilmember shall print and sign their name 
on the ballot. All ballots shall be considered a public record and be open to 
inspection by the public. The ballots are passed to the City Clerk who announces 
the number of votes for each candidate.  
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If the appointment process is conducted via a virtual meeting the process is the 
same except the ballot/vote process.  The City Clerk’s Office will provide a Vote 
Sheet (a piece of paper electronically) with the name of each applicant to be 
considered.  The Mayor will count to three (3) and the Council will hold their 
vote sheet up in front of their face to make sure it is captured on the camera 
during the live virtual meeting.  The City Clerk will tally the votes and will then 
confirm the votes with a verbal roll call.  The applicant with the most votes is 
appointed. 

 

In the event of a tie, each Councilmember votes again until one (1) candidate 
has the majority vote and is declared to be the newly–appointed member of the 
Board, Commission, or Committee. 

 

10. Re-appointment beyond two terms. Anyone wishing to be re-appointed to any Board, 
Commission, or Committee and has served two or more full terms already must be 
approved by a four-fifths vote of the City Council. If all five members of the City 
Council are not present, or if one member abstains or recuses their vote, the four-
fifths requirement shall be changed to require only a simple majority. 
 

11. Report to Council: 
 

All applications received for vacancies, whether Mayoral Appointment or City 

Council Appointment, will be attached to the staff report to Council.  All applications 

will have private personal information redacted (name, street numbers and name of 

street address, and phone number).  This redacted information is in alignment with 

Government Code Section 6255(a) because the public interest served by not 

disclosing the applicant’s personal, private information and protection of the 

applicant’s right to privacy outweighs the public interest served by disclosing that 

information.  

12. An automatic vacancy upon becoming a Non-Resident. An unscheduled vacancy 
automatically occurs when a resident holding an appointment position on a City 
Board, Committee, or Commission becomes a non-resident by moving out of 
National City limits. When an unscheduled vacancy occurs due to a resident 
becoming a non-resident, the unscheduled vacancy may be filled as follows: 
 

a. A special vacancy notice shall be posted in the Office of the City Clerk, and 
in other places as directed by the City Council, not earlier than 20 days 
before or not later than 20 days after the vacancy occurs. Final Appointment 
at a City Council Meeting shall not be made by the Appointing Authority for 
at least 10 working days after the posting of the notice in the City Clerk’s 
Office. 
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b. The Appointing Authority may appoint the former resident to a Non- 

Residential position if a Non-Residential position is vacant. 
 

However, the Appointing Authority may, if it finds that an emergency exists, fill the 
unscheduled vacancy immediately. A person appointed to fill the vacancy shall 
serve only on an acting basis until the final appointment is made pursuant to this 
section. 
 

13. Only City Residents may be elected to Chair and Vice-Chair positions.  To be 
eligible to be elected as the Chairperson of a City Board, Committee, or 
Commission, the member must be a resident of the City. 
 

14. Resignations, Attendance, Training, and Removals 
 

Resignation: 
 
If a Commissioner or Member of a Board, Committee, or Commission is unable to 
continue serving because of health, business requirements, or personal reasons, 
a letter of resignation shall be submitted to the City Clerk, who will present to the 
City Council. 

 
Attendance: 
 
Regular attendance at meetings is critical to be effective operation of City Boards, 
Commissions, and Committees.  The City Council relies on the advice of the City’s 
Boards, Commissions, and Committees, which is the result of discussions among 
appointed members.  The City Council anticipates that members of Boards, 
Committees, and Commissions shall make every reasonable effort to attend all 
regular and special meetings of their respective Boards, Commissions, and 
Committees, and to be prepared to discuss matters on their respective agendas. 

 
A Commissioner or Member of a Board, Committee, or Commission shall be 

considered removed from any advisory board under the following conditions: 

1. A Commissioner or Member of a Board, Committee, or Commission with 
unexcused absences from three consecutive regularly scheduled meetings. 
 

2. A Commissioner or Member of a Board, Committee, or Commission misses 
more than 25% of the advisory body’s meetings in a calendar year. 
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3. A Commissioner or Member of a Board, Committee, or Commission must be 
present at least one hour, or 50% of the entire meeting, whichever is less, to 
be counted as present for purposes of attendance. 

 
Excused Absences: 
 

An “excused absence” is only granted when absolutely necessary and pre-
approved if at all possible.  The City Council encourages Boards, Commissions, 
and Committees to refrain from scheduling meetings on cultural and religious 
holidays in order to encourage full participation by all Commissioners, Board 
Members, and the public.  The pre-approval of excused absences will be by the 
body as a whole and documented in the meeting minutes. 
 
Excused absences are listed as follows: 

1. Illness of the Commissioner or Member of the Board, Committee, or 
Commission, their family member, or their personal friend; 

2. Business commitment of the Commissioner or Member of the Board, 
Committee, or Commission that interferes with the attendance at a meeting; 

3. Attendance of the Commissioner or Member of the Board, Committee, or 
Commission at a funeral, religious service or ceremony, wedding, or other 
similarly-significant event; or  

4. Other reason for which the Commissioner or Member of the Board, 
Committee, or Commission has given notice to the Chairperson or Secretary 
of their unavailability fifteen (15) days in advance, as long as the unavailability 
is not expected to last longer than 30 days. 

 
Removal: 
 

The Secretary or Lead of each Board, Commission, or Committee will report the 
attendance to the Office of the City Clerk on a monthly basis.  If the attendance or 
absences fall within these guidelines, the Office of the City Clerk will prepare a 
report to City Council for review and possible removal of the Commissioner, 
Member, or Alternate sitting on the Board, Committee, or Commission.  Any 
Commissioner, Member, or Alternate sitting on a Board, Committee, or Commission 
may be removed from office at any time by a simple majority vote of the City Council 
at a regularly scheduled Council meeting with or without cause. 
 
Mandatory Training and Filing Requirements: 
 

Commissioners and Members of Board, Committee, or Commission, as 
appointed by the legislative body, are entrusted with certain responsibilities and 

7



CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 

 

  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

concomitant training and reporting.  The following are requirements of 
Commissioners and Members of Boards, Commissions, and Committees.  This 
training is required to be completed within 30 days of appointment or 
notification. 
 

1. Oath of Office (Article XX of the California Constitution, and California 
Government Code Section 36507) 

2. Fair Political Practices Commission (FPPC) Statement of Economic 
Interest Form 700 Filing (California Government Code Section 87100 et 
seq) 

3. AB1234 Ethics Training (California Government Code Section 
53235.1(b)) 

4. Sexual Harassment Training 
5. Brown Act Training 
6. Social Media Training 
7. Any training required by State Law, Federal Law, or City Policies. 

 
All training is offered in a variety of formats including in person, via Zoom, 
training website/software, and pre-recorded video.  Currently, these are all 
requirements of the Mayor and City Council, and City staff. 
 
Removal: 
 
Failure to complete any of these requirements within 30 days of the 
appointment date or date of notification is cause for automatic removal. 
 

Related Policy References 
Government Code Section 40605 
Government Code Section 54970, et seq.  
Article XX of the California Constitution, and California Government Code Section 36507 
California Government Code Section 53235(b) 
California Government Code Section 87100 et seq 
National City Municipal Code Title 16 (pending) 
 
 
Prior Policy Amendments:  
February 2, 2021 (Resolution No. 2021-08) 
May 19, 2020 (Resolution No. 2020-95) 
November 9, 1993 (Resolution No. 93-173) 
June 11, 2013 (Revised – No Resolution – Refer to Meeting Minutes) 

October 8, 2013 (Resolution No. 2013-147) 

May 19, 2020 (Resolution No. 2020-20) 
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