
                        

 

AGENDA 
Regular Planning Commission Meeting 
Monday, June 5, 2023 at 6:00 P.M. 
Council Chamber, City Hall 
1243 National City Boulevard, National City CA 91950 
                                                        

Richard Martin Miller, Chair       
Randi Marie Castle, Vice-Chair                  
Claudia E. Valenzuela, Commissioner 
Liliana Armenta, Commissioner           
Pearl Quinones, Commissioner                     Ashlin Y. Lutes, Deputy City Attorney 
Ricardo Sanchez, Commissioner                  Martin Reeder, Planning Manager 
William J. Sendt, Commissioner                  Sarah Esendencia, Executive Secretary 
 

Thank you for participating in local government and the City of National Planning Commission Meetings. 
 

Meetings: Regular Planning Commission Meetings are held on the first and third Mondays of the month at 
6:00 p.m.  Special Closed Session Meeting and Workshops may be same day, the start time is based on needs.  
Check Special Agendas for times. 
 

Location: Regular Planning Commission Meetings are held in the Council Chamber located at City Hall, 1243 
National City Boulevard, National City, CA 91950, the meetings are open to the public. 
 

Agendas and Material:  Agendas and Agenda Packet for items listed are available on the City website, and 
distributed to the Planning Commission no less than 72 hours prior to the Planning Commission Meeting.  Sign 
up for E-Notifications to receive alerts when items are posted. 
 

Public Participation: Encouraged in a number of ways as described below.  Members of the public may attend 
the Planning Commission Meeting in person, watch the Planning Commission Meeting via live web stream, or 
participate remotely via Zoom.  Recording of Meetings are archived and available for viewing on the City’s 
website.  
 

Public Comment:  Persons wishing to address the Planning Commission on matters not on the agenda may 
do so under Public Comments.  Those wishing to speak on items on the agenda may do so when the item is 
being considered.  Please submit a Speaker’s Slip to the Executive Secretary prior to the meeting or immediately 
following the announcement of the item.  All comments will be limited up to three (3) minutes.  The Presiding 
Officer shall have the authority to reduce the time allotted to accommodate for a large number of speakers. 
(City Council Policy 104) 
 

If you wish to submit written comment email to the Planning Commission Secretary at least 2 hours prior to 
the Planning Commission Meeting to allow time for distribution to the Planning Commission. 
 

American Disabilities Act Title II:  In compliance with the American Disabilities Act (ADA) of 1990, persons 
with a disability may request an agenda in appropriate alternative formats as required by Title II.  Any person 
with a disability who requires a modification or accommodation in order to participate in a meeting should 
direct such request to the Planning Department, Sarah Esendencia (619) 336-4227 at least 24 hours in advance 
of the meeting. 

 

https://www.nationalcityca.gov/government/city-clerk/agendas-minutes
https://www.nationalcityca.gov/services/advanced-components/enotifier
http://nationalcityca.new.swagit.com/views/33
http://nationalcityca.new.swagit.com/views/33
mailto:PlcPubComment@nationalcityca.gov
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Gracias por participar en las reuniones del gobierno local y del Consejo de la Ciudad de National City.  

Reuniones: Las reuniones regulares del Comisión de Planificación se llevan a cabo el primer y tercer martes 
del mes a las 6:00 p.m.  La reunión especial de sesión privada y los talleres pueden ser el mismo día, la hora de 
inicio se basa en las necesidades. Consulte las agendas especiales para conocer los horarios.  
 
Ubicación: Las reuniones regulares del Comisión de Planificación se llevan a cabo en la Cámara del Consejo 
ubicada en el Ayuntamiento, 1243 National City Boulevard, National City, CA 91950, las reuniones están 
abiertas al público.  

Agendas y Material: Las Agendas y el Paquete de Agenda para los temas enumerados están disponibles en el 
sitio web de la Ciudad y se distribuyen al Comisión de Planificación no menos de 72 horas antes de la Reunión 
del Concejo Municipal.  Regístrese para recibir notificaciones electrónicas cuando se publiquen artículos.  

Participación pública: Se fomenta de varias maneras como se describe a continuación.  Los miembros del 
público pueden asistir a la Reunión del Comisión de Planificación en persona, ver la Reunión del Concejo 
Municipal a través de la transmisión web en vivo o participar de forma remota a través de Zoom.  Las 
grabaciones de las reuniones están archivadas y disponibles para su visualización en el sitio web de la Ciudad. 

 

Comentario Público: Las personas que deseen dirigirse al Comisión de Planificación sobre asuntos que no 
están en la agenda pueden hacerlo bajo Comentarios públicos.  Quienes deseen hacer uso de la palabra sobre 
los temas del programa podrán hacerlo cuando se esté examinando el tema.  Por favor, envíe una solicitud del 
orador al Secretario de la Ciudad antes de la reunión o inmediatamente después del anuncio del artículo.  Todos 
los comentarios estarán limitados a tres (3) minutos.  El Presidente tendrá la autoridad para reducir el tiempo 
asignado para dar cabida a un gran número de oradores. (Política del Concejo Municipal 104) 

Si desea enviar comentarios por escrito, envíe un correo electrónico a la Oficina del Secretario de la Ciudad al 
menos 2 horas antes de la Reunión del Comisión de Planificación para dar tiempo a la distribución al Consejo 
Municipal. 

 

Servicios de interpretación en español: Los servicios de interpretación en español están disponibles, 
comuníquese con el Secretario de la Ciudad antes del inicio de la reunión para obtener ayuda. 

Título II de la Ley de Discapacidades Americanas: En cumplimiento con la Ley de Discapacidades Americanas 
de 1990, las personas con discapacidad pueden solicitar una agenda en formatos alternativos apropiados según 
lo requerido por el Título II.  Cualquier persona con una discapacidad que requiera un modificación o adaptación 
para participar en una reunión debe dirigir dicha solicitud a la Oficina del Secretario de la Ciudad (619) 336-
4228 al menos 24 horas antes de la reunión. 
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ROLL CALL 
 
PLEDGE OF ALLEGIANCE 
 
APPROVAL OF AGENDA 

1. Approval of the Agenda for the Meeting on June 5, 2023. 
 
APPROVAL OF MINUTES OF PREVIOUS MEETING 

2. Approval of Minutes from the Meeting of April 17, 2023. 
 

PUBLIC COMMENT (Limited up to three (3) minutes) 
In accordance with State law, an item not scheduled on the agenda may be brought forward by the general public for comment; however, the Planning 
Commissioners will not be able to discuss or take action on any issue not included on the agenda.  Speakers will have up to three (3) minutes. 

 

CONTINUED PUBLIC HEARINGS 
 
PUBLIC HEARINGS 

3. Public Hearing – Review of the Focused General Plan Update’s Supplemental Program Environmental Impact Report, and California 
Environmental Quality Act Findings, the Focused General Plan Update and Climate Action Plan. 
 

OTHER BUSINESS 
 
STAFF REPORTS 
 
ADJOURNMENT 
Adjournment to the regularly scheduled meeting on July 17, 2023 at 6:00 p.m.  
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AFFIDAVIT OF POSTING 

MEETING AGENDA 

 

STATE OF CALIFORNIA) 

COUNTY OF SAN DIEGO) SS 

CITY OF NATIONAL CITY) 

 

I, Sarah Esendencia, Executive Secretary of the City of National City, hereby declare under penalty of perjury that a copy of the above Agenda of the 
Regular Meeting of the Planning Commission of the City of national City, California, was delivered and/or notice by email no less than 72 hours, before 
the hour of 6:00 p.m. on June 5, 2023, to the members of the Planning Commission, and caused the agenda to be posted on the City’s website at 
www.nationalcityca.gov and at National City Hall, 1243 National City Blvd., National City, California 91950. 

 

/s/: Sarah Esendencia 

Sarah Esendencia, Executive Secretary 

 

http://www.nationalcityca.gov/


Item no.  2 
          June 5, 2023 

 
Planning Commission 

Minutes 
 

Planning Commission  
Meeting of April 17, 2023 
IN PERSON AND ONLINE 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.     
 
The meeting was called to order by Chair Miller at 6:00 p.m. 
 
Roll Call 
 
Commissioners Present: Valenzuela, Sendt, Sanchez, Natividad, Miller, 
Castle. 

 
Staff Also Present: Planning Manager Martin Reeder, Acting Community 
Development Director Ben Martinez, Deputy City Attorney Ashlin Y. Lutes, 
Planning Technician Adan Pacheco, and Executive Secretary Sarah Esendencia. 

 
Roll Call 
 

1. Approval of Excused/Unexcused Absence of Member Sanchez. 
 

Commissioner Sanchez states medical reason for being absent during the 
Planning Commission Meeting on April 3, 2023. 

 
Motion by Sendt, second by Natividad, to excuse Commissioner Sanchez 
from the April 3, 2023 Planning Commission Meeting. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Natividad, Miller, Castle. 
Noes: None. 
Abstain: Sanchez. 

https://www.nationalcityca.gov/webcast
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Absent: None. 
 
Motion approved.  
 

2. Approval of Excused/Unexcused Absence of Member Sendt. 
 

Commissioner Sendt states family reason for being absent during the 
Planning Commission Meeting on April 3, 2023. 

 
Motion by Natividad, second by Sanchez, to excuse Commissioner 
Sanchez from the April 3, 2023 Planning Commission Meeting. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: Sendt. 
Absent: None. 
 
Motion approved.  
 

3. Approval of Excused/Unexcused Absence of Member Valenzuela. 
 

Commissioner Valenzuela states medical reason for being absent during 
the Planning Commission Meeting on April 3, 2023. 

 
Motion by Natividad, second by Sendt, to excuse Commissioner Sanchez 
from the April 3, 2023 Planning Commission Meeting. 
 

Motion carried by the following vote: 
 

Ayes: Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: Valenzuela. 
Absent: None. 
 
Motion approved.  
 

 
Approval of Agenda 
 

4. Approval of Agenda for the Meeting on April 17, 2023. 
 

Motion by Castle, second by Natividad, to approve the Agenda for the 
Meeting of April 17, 2023. 
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Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: None. 
Absent: None. 
 
Motion approved.  

 
Approval of Minutes 

 
5. Approval of Minutes from the Meeting of March 6, 2023. 

 
Motion by Natividad, second by Sendt, to approve the Minutes from the 
Meeting of March 20, 2023. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: None. 
Absent: None. 
 
Motion approved.  
 

6. Approval of Minutes from the Meeting of April 3, 2023. 
 

Motion by Castle, second by Valenzuela, to approve the Minutes from the 
Meeting of April 3, 2023. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Natividad, Miller, Castle. 
Noes: None. 
Abstain: Sendt, Sanchez. 
Absent: None. 
 
Motion approved.  

 
PUBLIC HEARINGS:  
  

7. Public Hearing – Determination that the project is categorically exempt from 
the California Environmental Quality Act (CEQA) under Class 32 of the 
CEQA Guidelines Section 15332 (In-Fill Development Projects) and 
Conditional Use Permit for a drive-through lane within a proposed 
commercial development to be located at 2305 Sweetwater Road.  
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Planning Manager, Martin Reeder, presented a PowerPoint. 
 
Ken Muroaka was the present representative and was there to answer any 
questions.   
 
Tom Boarman and Charlene Sadiarin were also present as 
representatives of the applicant. 
 
Chair Miller disclosed that he drives by the site, lives half a mile away, and 
has noted the property due to the application. 
 
Valenzuela asked if there will be traffic dividers to ensure there is no left 
hand turn. 
 
Planning Manager replied ensuring signage will be posted and permitted 
through a building permit. 

 
Motion by Castle, second by Natividad, to close the Public Hearing. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: None. 
Absent: None. 
 
Motion approved.  

 
Motion by Castle, second by Valenzuela, to adopt Resolution No. 2023-
07, a Resolution of the Planning Commission of the City of National City, 
California Determining that the project is categorically exempt from the 
California Environmental Quality Act (CEQA) under Class 32 of the CEQA 
Guidelines Section 15332 (in-fill development) and approving a conditional 
use permit for a drive-through lane within a proposed commercial 
development to be located at 2305 Sweetwater Road. Case File No. 2022-
12 CUP. APNS: 563-252-12, 563-252-13, 563-252-14, 563-252-23, and 
563-252-28. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: None. 
Absent: None. 
 
Motion approved.  
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8. Public Hearing – Determination that the project is categorically exempt from 

the California Environmental Quality Act (CEQA) under Class 1 of the 
CEQA Guidelines Section 15301 (Existing Facilities) and Conditional Use 
Permit for beer and wine sales (ABC Type-41) and live entertainment at a 
new coffee shop (Public Square Coffee House). Located at 127 East 8th 
Street.  

 
Planning Manager, Martin Reeder, presented a PowerPoint. 

 
Marco Polo Cortez, the consultant of the applicant was present and 
available to answer any questions. 
 
Commissioner Valenzuela discloses that she is familiar with their La Mesa 
location. 
 
Chair Miller discloses he is familiar with their location. 
 
Commissioner Natividad discloses that he knows Marco Polo Cortez. 
 
Joel Tabao made a public comment. 
 
Philip Esteban made a public comment. 
 
Joan Rincon made a public comment. 
 
Sergeant Joseph Camacho states there was an error on the risk 
assessment stating he checked the incorrect box for hours of operation. 
Correct total points is 14 medium risk. 

  
Motion by Natividad, second by Castle, to close the Public Hearing. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller, Castle. 
Noes: None. 
Abstain: None. 
Absent: None. 
 
Motion approved.  

 
Motion by Valenzuela, second by Sendt, to adopt Resolution No. 2023-08, 
A Resolution of the Planning Commission of the City of National City, 
California, determining that the project is categorically exempt from the 
California Environmental Quality Act (CEQA) under Class 1 of the CEQA 
Guidelines Section 15301 (Existing Facilities) and approving a Conditional 
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Use Permit for a beer and wine sales and live entertainment at a new 
coffee shop (Public Square Coffee House) Located at 127 East 8th Street 
Case File No. 2023-01 CUP APN: 556-332-22. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Sendt, Sanchez, Natividad, Miller. 
Noes: Castle. 
Abstain: None. 
Absent: None. 
 
Motion approved.  

 
OTHER BUSINESS: None. 
 
STAFF REPORTS:  
 

Legal Counsel: None. 
 
Commissioner Sanchez steps away at 7:14 p.m. returns at 7:16 p.m. 
 
Acting Director of Community Development: Introduces himself and states it 
is an honor and pleasure. Looks forward to getting to know everyone better. 

 
Planning Manager: Thanks Sergeant Joseph Camacho. Introduces Planning 
Technician, Adan Pacheco. Reports that he was able to attend the 2023 National 
Planning Conference in Philadelphia where he learned new things and about all 
kind of other things that the city is already doing.   

 
 
COMMISSIONER REPORTS:  
 

Vice-Chair Castle: None. 
 

Commissioner Natividad: Welcomes Acting Director, Ben Martinez.  
 

Commissioner Sanchez: Reminds to support both Little League and 
Pony League.  

 
Commissioner Sendt: None. 

 
Commissioner Valenzuela: None.  

 
Chair Miller: Thanks Sergeant Joseph Camacho and welcomes both Ben 
Martinez and Adan Pacheco to the Planning Commission meetings.  

 



Planning Commission Meeting 
Meeting of April 17, 2023 
Page 7 
 

 
 

 
 
ADJOURNMENT  
 

Chair Miller adjourned to the Regular Meeting of the Planning Commission of the 
City of National City, Monday, May 1, 2023 at 6:00 p.m. in the Council Chamber, 
located in City Hall, 1243 National City Boulevard, National City, California. 
 
The meeting adjourned at 7:18 p.m. 

 
________________________________ 

      Sarah Esendencia, Executive Secretary 
 
 

The foregoing minutes were approved at the Regular Meeting of June 5, 2023. 
 

________________________________ 
          Martin Miller, Chair 
 

 



Item no.     3   

June 5, 2023 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT – PLANNING DIVISION 
1243 NATIONAL CITY BLVD., NATIONAL CITY, CA  91950 

 
PLANNING COMMISSION STAFF REPORT 

 
Title: PUBLIC HEARING - REVIEW OF THE FOCUSED GENERAL 

PLAN UPDATE’S SUPPLEMENTAL PROGRAM 
ENVIRONMENTAL IMPACT REPORT, AND CALIFORNIA 
ENVIRONMENTAL QUALITY ACT FINDINGS, THE 
FOCUSED GENERAL PLAN UPDATE AND CLIMATE 
ACTION PLAN 

 
Case File No.: 2021-14 GPA 
 
Property Location: Citywide 
 
Staff report by:  Carlos Aguirre, Director of Housing 
 
Approved by:             Ben Martinez, Acting Director of Community Development 
 
Applicant: City-Initiated 
 
Environmental review: A Supplemental Program Environmental Impact Report 

(SPEIR), findings of fact, statement of overriding 
considerations, and a mitigation monitoring and reporting 
program (MMRP) were prepared for the Focused General Plan 
Update. 

 
Staff recommendation: Provide feedback and input on the Project and the Alternate 

Project Location Alternative. 
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BACKGROUND 
The City’s General Plan serves as the guiding document for achieving the community’s 
vision for the future. Since the last update in 2011, new State legislation and other regional 
and local changes have taken effect. As result, in March 2020, the City initiated the Focused 
General Plan Update (FGPU) to support housing-related goals, comply with changes in 
State legislation, update per City planning studies, and coordinate growth through a holistic 
process. To follow the adoption of the Housing Element on August 3, 2021, the Land Use 
Element, Transportation Element, Safety Element, Zoning Map, 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 (SPEIR), was prepared to analyze these actions. 
 
The goals, policies, and actions in the General Plan will guide development in National City 
through the horizon year 2050. These documents will supersede the current Land Use 
Element, Transportation Element, and Safety Element of the City of National City General 
Plan, which were last updated in 2011, and portions of the current Municipal Code. 
 
OUTREACH SUMMARY 
The FGPU is the product 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 and on the project’s website (www.nationalcityca.gov/fgpu).  
 
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 in both English and 
Spanish. Since the project kickoff in March 2020, the project team has conducted a total of 
seven webinars to gather public input. Of these webinars, six were conducted in English 
with live Spanish interpretation and one 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. 
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Events and notices were marketed via the City’s email listserv, FGPU stakeholder list, and 
the City’s social media sites to share the dates and times of outreach events and 
opportunities to get involved. Additionally, an interactive map link was made available on 
the project’s website from November 14, 2021, to June 30, 2022, to collect input through an 
on-going basis on the proposed land use changes, as well. 
 
Focused General Plan Update 
To address changes in State legislation, a changing regional context, a forecasted future 
growth, and implement the City’s 2021 Housing Element, National City is conducting a 
FGPU. The FGPU includes updates to policies and supporting updates to codes, 
ordinances, and development standards. Specifically, the FGPU includes policy updates to 
the following Elements (last updated in 2011), which are addressed in detail later in this 
section: 
 

• Land Use Element 
• Transportation Element 
• Safety Element 
• Housing Element*  

 
*The Housing Element was adopted by the City Council on August 3, 2021, covering the 
planning period from April 2021 to April 2029 (6th Cycle). On November 10, 2021, the 
California Department of Housing and Community Development (HCD) provided a letter 
certifying the Housing Element.   
 
The FGPU considers separate recent planning documents, including the 24th Street Transit 
Oriented Development Overlay (TODO) study, Downtown Specific Plan, Westside Specific 
Plan, Harbor District Specific Plan, and INTRAConnect. Recommendations from these 
predecessor planning studies have been carried forward to all components of the FGPU. In 
addition, the General Plan will be expanded to include the annexation of approximately 50 
acres of the unincorporated community of Lincoln Acres into the City of National City, which 
was completed in 2020. 
 
Land Use Element Update 
The Land Use Element designates the general distribution, location, and extent of uses of 
land for housing, businesses, industry, open space, etc. This element identifies and 
designates where future development and redevelopment should be directed and it is 
intended to balance growth and change with preserving and improving well-established 
residential neighborhoods and commercial and industrial cores, and overall quality of life. 
Community character is also integrated in this element to ensure that the physical forms, 
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patterns, and aesthetic features of future development and redevelopment advance the 
City’s desire for a higher quality of life and a more sustainable future. 
 
The Land Use Element update includes revisions to policies to incentivize housing 
development in an integrated way with circulation network improvements. Based on the 
existing conditions analysis, community feedback, recent planning studies, and housing-
related needs, a series of goals and policies were updated to guide land use and zoning 
changes across National City to accomplish this goal. These land use policies updates 
intend to: 
 

• 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 CAP and other sustainability goals. 
• Prioritize increasing housing in areas that have access to transit and resources. 
• Stimulate the production of additional housing units to meet housing-related needs. 

 
Transportation Element Update 
The Transportation Element guides the City’s decision making related to the movement of 
people and goods. This Element considers the evolving needs of mobility through the 
development of an integrated multimodal circulation network that accommodates both local 
and regional trips, and supports public transit, walking, bicycling, vehicular traffic and 
parking. It also identifies the general location and extent of existing and proposed major 
roadways, transportation routes, terminals, air and water ports, and pedestrian and bikeway 
facilities. 
 
The Transportation Element update builds on the focused studies and plans that were 
completed since it was the last updated in 2011, including integrating findings from the 
SMART Foundation Plan (2014), Downtown Specific Plan (2017), INTRAConnect (2020), 
Homefront to Waterfront Connectivity Study (2020), and Bicycle Master Plan (2010). Traffic 
modelling was completed to inform the development of the update to the Transportation 
Element to ensure that the proposed network adequately accommodates anticipated growth 
in the region and includes the annexation of approximately 50 acres of the unincorporated 
community of Lincoln Acres. 
 
Goals and policies within the Transportation Element were revised to provide more effective 
language. The following policies were removed from this Element to streamline and 
consolidate interrelated policies and provide the City with flexibility for multimodal 
improvements: 



Planning Commission 
Meeting of June 5, 2023 
Page 5 
 

• Policy C-1.4: Require new development and redevelopment to apply universal 
design standards. 

• Policy C-9.6: Keep abreast of bicycle facility innovations in other cities and regions, 
and seek to incorporate these into the bicycle network. 

 
The Transportation Element update adds additional community corridors/districts to the 
circulation network to better connect multimodal resources into a complete network so that 
residents and visitors can access key destinations (such as schools, commercial centers, 
public facilities, homes, and the waterfront) through the city safely and easily by any mode. 
In addition, the Transportation Element Update incorporates TODO Network 
recommendations, including: 
 

• Road diets on 24th Street, 30th Street, and Hoover Avenue 
• Closure of 19th Street under Interstate 5 (I-5) 
• Conversion of one-way to two-way traffic on 18th Street under I-5 
• Signal at National City Boulevard and 22nd Street 

 
The Transportation Element Update expands upon the existing community corridors 
typology and identifies two new typologies specific to pedestrians: walkable retail corridors 
and pedestrian safety corridors. Both typologies are focused on pedestrian improvements 
to improve the pedestrian experience and pedestrian safety. Walkable retail corridors are 
located along existing and planned commercial corridors. Pedestrian safety corridors are 
located along existing and planned residential corridors. Additionally, roads and sub-
communities in National City that have a prevalence of speeding issues were identified. To 
address this, a new typology has been defined, the Traffic Calming District or Traffic Calming 
Corridor, and recommendations are provided for locations for additional traffic-calming 
investments by the City. Proposed improvements from the Transportation Element would 
be implemented via the Capital Improvement Plan through the horizon year (2050). 
 
Safety Element Update 
The Safety Element addresses the potential short- and long-term risks of fires, floods, 
earthquakes, landslides, climate change, hazards, emergency services and disaster 
response, and other locally relevant safety issues. This Element establishes goals and 
policies that work to protect the community from risks of injury, loss of life and property, and 
environmental damage associated with natural and human-caused hazards such as 
wildfires, geologic and seismic hazards, flooding, hazardous materials, military installations, 
and brownfields. It includes mapping of known seismic and geologic hazards, along with 
areas subject to flooding and fire risk. This element also includes methods to reduce criminal 
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behavior through environmental design and response objectives related to police and fire 
operations and emergency services. 
 
The Safety Element update reflects changes in State legislation, including: 
 

• SB 379: Requires Safety Element updates to include climate adaptation and 
resilience strategies 

• SB 1000: Requires the identification of environmental justice communities 
• SB 1035: Requires that the Safety Element be revised no less than every eight years. 

 
The 2018 General Plan Guidelines from the State Office of Planning and Research mandate 
that the Safety Element complement the San Diego County Multi-Jurisdictional Hazard 
Mitigation Plan, last updated in 2018, and include a comprehensive hazard mitigation and 
emergency response strategy. Information in the Safety Element Update has been updated 
to be consistent with information about the city, provided in the 2018 San Diego County 
Multi-Jurisdictional Hazard Mitigation Plan. In addition, the proposed policies address 
methods to minimize risks and ways to minimize economic disruption and recovery following 
an incident. 
 
The Safety Element update includes the addition of a set of feasible implementation 
measures for climate change adaptation and resilience, including a vulnerability assessment 
and measures to address vulnerabilities that are increasingly impacting California 
communities. 
 
Rezonings of parcels within Focus Areas 
 
The FGPU includes several Focus Areas across the City, which were examined in depth for 
potential zoning changes on the City’s Zoning Map. Various factors were taken into 
consideration when developing and selecting the Focus Areas, including their proximity to 
major transportation corridors, employment centers, transit stops, schools, parks, and other 
major amenities and services within National City. The rezoning intends to improve 
development opportunities in areas served by transit and facilitate the creation of 10-minute 
neighborhoods based on the INTRAConnect study completed in 2020. Some 
recommendations from the TODO study were carried forward, including the creation of an 
overlay zone that would allow for multi-family residential development and a zoning change 
for the 24th Street Transit Station The Alternative Project Location Alternative would include 
all the same components as the Proposed Project: updates to the Land Use, Transportation, 
and Safety Elements and CAP, along with code and Specific Plan amendments. The sole 
difference between this alternative and the Proposed Project pertains to one Focus Area: 
the exclusion of the 24th Street Transit Station. This alternative would relocate density from 
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the 24th Street Transit Station to a set of parcels (“Alternative Site”), which would be rezoned 
to High Density Multi-Unit Residential (RM-2). The Alternative Site is composed of a set of 
parcels between A Avenue, E 26th Street, E 27th Street, and D Avenue. Under the 
Alternative Site Alternative, the City would net an additional 119 dwelling units as compared 
to the Proposed Project, but would see a reduction of 87,705 square feet of commercial 
space. This reduction would stem from this location being rezoned from commercial uses to 
RM-2, which is purely residential. The Alternative Site was selected as a replacement for 
the 24th Street Transit Station Focus Area to reduce potential air quality and noise impacts 
to residential uses near the Interstate 5 (I-5) corridor. The Alternative Site is located 
approximately 2,400 feet (0.4 miles) from the I-5 corridor (as the crow flies), as compared to 
the 24th Street Transit Station Focus Area, which is approximately less than 200 feet from 
the edge of parcel to the nearest off-ramp (as the crow flies). 
 
The zoning changes recommended in both alternatives intend to facilitate housing 
production and promote mix-used development by increasing the maximum allowable 
density and height, as well as allowing commercial uses for areas currently zoned for 
residential uses. In addition, an overlay area is being proposed to allow for multi-family 
residential development in areas zoned for commercial and institutional uses near transit. 
This overlay is intended to facilitate progress toward an integrated land use pattern where 
housing is well-supported by services and amenities and create a transition to neighboring 
residential areas. 
 
The Focus Areas for the Project were identified based on the recommendations of prior 
studies, existing conditions analyses, and community feedback and are identified by the 
following names: 
 

• 24th Street 
• 18th Street 
• 4th Street 
• D Avenue 
• Hospital Area 
• 16th Street 
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Table 1: Focus Area Proposed Rezonings 
Focus Area Acres Current Adopted 

Zoning 
du/ac Proposed Zoning du/ac 

24th Street 4.2 Limited Commercial 
(CL) 

0 Multi-Use Commercial-
Residential (MCR-1) 

24 

18th Street 2.2 Small Lot Residential 
(RS-2) 

9 Mixed Use Transition 
(MXT) 

24 

Very High Density 
Multi-Unit Residential 
(RM-3) 

75 Open Space (OS) 0 

4th Street 16.6 Small Lot Residential 
(RS-2) 

9 Medium Density Multi-
Unit Residential (RM-1) 

23 

D Avenue 17.4 Small Lot Residential 
(RS-2) 

9 Medium Density Multi-
Unit Residential (RM-1) 

23 

Hospital Area 38.6 Small Lot Residential 
(RS-2) 

9 Minor Mixed-Use 
Corridor (MXC-1) 

48 

Medium-Low Density 
Multi-Unit Residential 
(RS-3) 

15 

Institutional (I) 0 
16th Street 12.3 Multi-Use 

Commercial-
Residential (MCR-1) 

24 Mixed-Use Overlay 24 

Limited Commercial 
(CL) 

0 

Service Commercial 
(CS) 

0 

 
24th Street 
The 24th Street Focus Area is a 4.2-acre site located in the Westside Specific Plan area that 
includes the 24th Street Transit Center, the National City Adult School, and commercial 
establishments. The 24th Street Focus Area is currently zoned as Limited Commercial (CL), 
which does not allow residential development and has a height limit of three (3) stories or 
50 feet and a FAR of 0.6. Rezoning this area to Multi-Use Commercial-Residential (MCR-
1) with an increased allowed residential density of 24 du/ac and an increased height of five 
(5) stories or 65 feet are intended to support the creation of housing by transit and facilitate 
progress toward National City’s goals for transit-oriented development. 
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18th Street 
This Focus Area is a 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. The 18th Street area is currently zoned as Small Lot Residential (RS-2), which allows 
for a maximum density of nine (9) du/ac and a maximum height of two (2) stories or 35 feet. 
This Focus Area consists of approximately three blocks along 18th Street. 18th Street is 
within a Transit Priority Area and is near 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 near community 
amenities and services, this area is proposed to be rezoned to Mixed Use Transition (MXT) 
to allow for a maximum density of 24 du/ac and a maximum height of four (4) stories or 45 
feet. 
 
The 18th Street Focus 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 (OS) 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. 
 
4th Street 
The 4th Street Focus Area is a 16.6-acre area that includes a variety of single-family and 
multi-family residences along 4th Street. This Focus Area is currently zoned as RS-2, which 
allows for a maximum density of nine (9) du/ac and a maximum height of two (2) stories or 
35 feet. The 4th Street Focus Area is one of National City’s east-west corridors that connect 
key destinations, such as Downtown National City, Highland Avenue, and Paradise Valley 
Hospital. This Focus Area is within a Transit Priority Area (TPA) and near a variety of 
amenities and services, including commercial uses. Under the adopted zoning, only single-
family development is allowed, making the existing multi-family complexes present along 
the corridor nonconforming uses. To facilitate a more integrated land use pattern and 
encourage housing production near community amenities and services, this area is 
proposed to be rezoned Medium Density Multi-Unit Residential (RM-1) to allow for a 
maximum density of 23 du/ac and a maximum height of four (4) stories or 45 feet. 
 
D Avenue 
The D Avenue Focus Area is a 17.4-acre area that includes a variety of single-family and 
multi-family residences along D Avenue. This Focus Area is currently zoned as RS-2, 
allowing a maximum density of nine (9) du/ac and a maximum height of two (2) stories or 
35 feet. D Avenue is a north-south corridor that connects key uses, including Downtown 
National City, Kimball Park, multiple schools, and various commercial uses and is located 
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in a Transit Priority Area. It is recommended to rezone this area from RS-2 to RM-1 to allow 
multi-family residential development and increase the allowed height from two (2) stories or 
35 feet to four (4) stories or 45 feet and allow a maximum density of 23 du/ac. 
 
Hospital Area 
The Hospital Area includes 38.6 acres near the Paradise Valley Hospital. This area includes 
a variety of residential uses, group quarters, healthcare, and religious facilities. The current 
adopted residential zones in this area include RS-2 and Medium-Low Density Multi-Unit 
Residential (RS-3), which allow for a maximum of nine (9) du/ac and 15 du/ac, respectively. 
Additionally, some parcels are currently zoned as Institutional (I), which does not allow 
residential uses. The current maximum height in the area is two (2) stories or 35 feet in RS-
2, three (3) stories or 35 feet in RS-3, and five (5) stories or 65 feet in I. This area is also 
near 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 near 
community amenities and services, this area is proposed to be rezoned to Minor Mixed-Use 
Corridor (MXC-1) to increase the maximum density to 48 du/ac and maximum height to five 
(5) stories or 65 feet. 
 
16th Street 
The 16th Street Focus Area covers 12.3 acres bounded by 16th Street, Hoover Avenue, 
22nd Street, and A Avenue. This area includes a variety of commercial establishments and 
automobile dealerships and is located in a Transit Priority Area. The current adopted zoning 
in this area includes MCR-1, CL, and Service Commercial (CS). While MCR-1 allows for 
residential densities of up to 24 du/ac, CL and CS do not permit residential development. 
The height limit for the entire 16th Street focus area is three stories or 50 feet. A mixed-use 
overlay is proposed to facilitate progress toward an integrated land use pattern where 
housing is well-supported by services and amenities and creates a transition to neighboring 
residential areas. The mixed-use overlay would allow for a maximum density of 24 du/ac 
and a maximum height of five stories or 65 feet. 
 
Climate Action Plan 
The Climate Action Plan (CAP) addresses the major sources of greenhouse gas (GHG) 
emissions in National City and sets forth a detailed and long-term strategy that the City and 
community can implement to achieve GHG emissions reduction targets. The CAP would 
also be utilized for tiering and streamlining of future development in National City pursuant 
to CEQA Guidelines 15152 and 15183.5. 
 
The FGPU includes a comprehensive update to the 2011 CAP by updating the 2009 GHG 
emissions inventory to 2018 as its baseline year and forecasting emissions for 2030 and 
2050, consistent with Executive Order B-30-15 and SB 32. The CAP update would account 
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for new policies stemming from the General Plan update that are expected to expand the 
City’s housing capacity and implement mobility improvements in select corridors. Updates 
to the Land Use and Transportation Elements are expected to yield revised projected vehicle 
miles traveled estimates, which will result in updated GHG emissions projections and 
reductions from transportation sources included in the adopted 2011 CAP. The 2022 CAP 
update accounts for existing plans, programs, and activities that the City has already 
completed or implemented to reduce emissions and revises, removes, or expands upon 55 
emission-reducing strategies from the 2011 CAP to improve GHG reductions in the 
residential, commercial/industrial, transportation, solid waste, and water and wastewater 
sectors. 
 
ENVIRONMENTAL DETERMINATION   
  
Final Programmatic Environmental Impact Report (FPEIR)  
The City of National City, as lead agency, has prepared a Draft and Final Supplemental 
Program Environmental Impact Report (PEIR) to provide information to the public, agencies 
and policy makers about the potential environmental effects that could occur with 
implementation of the Focused General Plan Update (FGPU). The California Environmental 
Quality Act (CEQA) requires a process through which agencies and the public can evaluate 
the potential environmental effects of implementing the FGPU (the “project”), understand 
the potential scale of any environmental impacts to the degree feasible, and develop 
measures to reduce these impacts.   
  
Impacts identified in the Final SPEIR (which incorporates the Draft PEIR) will be mitigated 
through application of federal, State, and local laws and regulations; through the application 
of General Plan policies and programs; and through application of the mitigation framework 
during project level environmental review and that reflects the implementation of General 
Plan goals, policies, and actions.   
 
In accordance with §15126.6 of the CEQA Guidelines, the EIR describes two (2) reasonable 
alternatives to the project, which could feasibly attain most of the basic objectives of the 
project and might avoid or substantially lessen any of the significant effects of the project. 
As documented in FSPEIR Section 3.4 (Alternatives Analysis) of the FSPEIR, three 
alternatives to the proposed FGPU were evaluated in accordance with §15126.6 of the 
CEQA Guidelines.   
 
Environmentally Superior Alternative 
To fully evaluate the environmental effects of projects, CEQA mandates that alternatives to 
the project be analyzed. The Environmentally Superior Alternative (ESA) includes the same 
components as the Project. The sole difference pertains to the exclusion of the 24th Street 
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Transit Station Focus Area. This alternative replaces the 24th Street Transit Station Focus 
Area with the 27th Street Focus Area, a set of three (3) parcels located between A Avenue, 
E 26th Street, E 27th Street, and D Avenue. 
 
Table 2: Environmentally Superior Alternative Focus Area Proposed Rezonings 
Focus Area Acres Current Adopted 

Zoning 
du/ac Proposed Zoning du/ac 

18th Street 2.2 Small Lot Residential 
(RS-2) 

9 Mixed Use Transition 
(MXT) 

24 

Very High Density 
Multi-Unit Residential 
(RM-3) 

75 Open Space (OS) 0 

4th Street 16.6 Small Lot Residential 
(RS-2) 

9 Medium Density Multi-
Unit Residential (RM-1) 

23 

D Avenue 17.4 Small Lot Residential 
(RS-2) 

9 Medium Density Multi-
Unit Residential (RM-1) 

23 

Hospital Area 38.6 Small Lot Residential 
(RS-2) 

9 Minor Mixed-Use 
Corridor (MXC-1) 

48 

Medium-Low Density 
Multi-Unit Residential 
(RS-3) 

15 

Institutional (I) 0 
16th Street 12.3 Multi-Use 

Commercial-
Residential (MCR-1) 

24 Mixed-Use Overlay 24 

Limited Commercial 
(CL) 

0 

Service Commercial 
(CS) 

0 

27th Street 3.2 Service Commercial 
(CS) 

0 High Density Multi-Unit 
Residential (RM-2) 

48 

 
The current adopted use in the 27th Street Focus Area is Service Commercial (CS), which 
does not allow residential uses. The current maximum height in the area is three (3) stories 
or 50 feet. Under this alternative, these parcels are proposed to be rezoned to High Density 
Multi-Unit Residential (RM-2), to allow the production of higher-density residential 
development with a maximum density of 48 du/ac and a maximum height of six (6) stories 
or 65 feet. This alternative would relocate density from the 24th Street Transit Station, which 
would remain zoned as Limited Commercial (CL).  
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The 27th Street Focus Area was selected as a replacement for the 24th Street Transit 
Station Focus Area to reduce potential air quality and noise impacts on residential uses near 
the Interstate 5 (I-5) corridor. Additionally, this site is surrounded by medium- and high-
density residential uses and is located near a school, major transportation corridors, 24th 
Street Transit Station, and is in a Transit Priority Area. This Focus Area is located 
approximately 2,400 feet (0.4 miles) from the I-5 corridor, as compared to the 24th Street 
Transit Station Focus Area, which is approximately less than 200 feet from the edge of the 
parcel to the nearest off-ramp. The SPEIR determined this rezoning alternative to be the 
Environmentally Superior Alternative because it would result in fewer impacts and would still 
meet the FGPU’s objectives. 
 
Final SPEIR - Findings and Determinations/Statement of Overriding Considerations.  
  
In accordance with Public Resources Code (§21081) and State CEQA Guidelines (§15091), 
the Council must make one or more written findings addressing any potentially significant 
impacts associated with approval of the project. The Council must balance the economic, 
legal, social, technological, or other benefits of a project against its unavoidable 
environmental risks when determining whether to approve the project - in this case adoption 
of the FGPU. If the economic, legal, social, technological, or other benefits, including region-
wide or statewide environmental benefits, of the project outweigh the unavoidable 
environmental effects, the adverse environmental effects may be considered "acceptable." 
(Cal. Code Regs. tit. 14 § 15093).    
  
The “Findings of Fact and Statement of Overriding Considerations,” identified that 
implementation of FGPU project could result in significant and unavoidable impacts in the 
following environmental areas: Air Quality (Air Quality Plans, Air Quality Standards and 
Sensitive Receptors). Given this circumstance, a “Statement of Overriding Considerations” 
has been prepared for FGPU. As reflected in the FSPEIR Section 3.4 “Alternatives”, most 
potentially significant impacts will occur regardless of the alternative chosen, including the 
“no project alternative” which assumes the 2011 Plan remains in place. However, the No 
Project and Alternate Project Location Alternative would reduce impacts to Sensitive 
Receptors.  
  
The “Statement of Overriding Considerations” is a written statement explaining the specific 
reasons why the social, economic, legal, technical, or other beneficial aspects of adopting 
the FGPU outweigh the unavoidable adverse environmental impacts and why the City is 
willing to accept such impacts. These reasons include:  
 
1. The City has identified the need to serve the residents of National City and the region; to 
meet projected increases in demand for housing opportunities; and to further become a 
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resilient, transit-oriented development community by providing a framework for future 
development through 2050. 
 
2. The FGPU will provide opportunities for infill development of new housing and 
commercial properties, specifically in proximity to transit corridors. 
 
3. The FGPU provides guidance to improve vehicular, pedestrian, and bicycle 
connections and circulation. 
 
4. The FGPU provides a framework to reduce citywide GHG emissions to meet state 
reduction targets. 
 
5. The FGPU provides guidance for smart growth that will encourage the development of 
complete neighborhoods that meet the community’s needs for sustainable and high-quality 
living environments. 
 
The Statement acknowledges the significant and unavoidable impacts of the implementation 
of the FGPU project but provides findings supporting the position that FGPU conveys social, 
legal, economic, technological, and other benefits that outweigh such impacts. Once the 
General Plan Update EIR has been certified and the plan adopted, the EIR will then be used 
to inform and streamline CEQA review for future development projects in the City.    
 
Summary 
The FGPU will guide development and conservation in National City through 2050. The 
goals, policies, and actions that will be reflected in the Land Use Element, Transportation 
Element, Safety Element, and the CAP will allow National City to address changes in State 
legislation, accommodate forecasted future growth in a changing regional context, and 
implement the City’s 2021 Housing Element. These updates, along with the rezoning of 
parcels in focus areas, will support National City’s housing-related goals, foster economic 
development, encourage mixed-use and infill development, promote alternate modes of 
transportation, and achieve GHG emissions reduction targets.  
 
 
OPTIONS 
 
1. Make a recommendation to the City Council on the Project and the Alternate Project 

Location Alternative; or 
 
2. Continue the item for specific additional information. 
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ATTACHMENTS 
 

1. House National City Information Guide 
2. Final Supplemental Program Environmental Impact Report for the National 

City Focused General Plan Update National City, California (linked)* 
 
*https://fc.nationalcityca.gov/ui/core/index.html?mode=public&shareto=#expl-
tabl./SHARED/!2cAmdTIY983DHlv78OB34/D28QfINrxPmNKjel 
 
 
 
 
 
BEN MARTINEZ       CARLOS AGUIRRE 
Acting Director of Community Development   Director of Housing 
 

https://fc.nationalcityca.gov/url/FEIR51723
https://fc.nationalcityca.gov/url/FEIR51723

